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Community Plan - DescriptionExhibit 1



Specific uses shall comply with the Regional Commercial
(RC) uses as permitted or conditionally permitted as
outlined in Section 19.04 of the Saratoga Springs 
Municipal Code with the exceptions that Full Service Car
Wash, Convenience Store/Fast Food Combination,
Entertainment Centers, Movie Theaters, Bowling Alleys,
Arcades, Fitness Center (5001 sq.ft. or larger), Refueling 
Stations, Retail (Big Box) shall be deemed permitted uses.
Automotive Fueling Stations, however shall be prohibited
from using sound boxes after 10:00 p.m.



A maximum of 1,408,966 square feet of building area is anticipated at the completion
of all phases. Per the table above, the 68.82 acres included in this Community Plan
translates to a total of 650.9 ERU's for the Community Plan.

17.67
30.13

361,761
616,858

430,347

1,408,966

21.02

68.82

198.82
167.13
284.99

650.94 max.
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Community Plan - Open Space PlanExhibit 4

U S E S

In addition to the perimeter open space shown in the diagram at the 

left, additional open spaces as outlined in the District Area Plan will 

be provided in each Village plan which may include:

Connector Trail, Plaza, Entrance Park, Pocket Park, Greenway Parkway 

(Boulevard), Park Lawns, etc.

The following elements shall also be considered open space:

1. Raised landscaped pedestrian walkways where required,

2. That portion of a sidewalk in excess of 8 feet in width that is located 

    immediately in front of a primary building facade that includes 

    sidewalk furnishings, outdoor seating and/or dining areas, and not 

    used for display or merchanidise,

3. General landscaped areas in compliance with this Community 

    Plan with the exception of any landscape areas less than 300 

    contiguous square feet.

See Exhibits 3 and 6 of the Community Plan for additional information 

regarding open space and landscaping requirements. Refer to 

individual Village Plan exhibits for detailed information regarding 

each phase.

See Exhibit 6 in the Community Plan for conceptual information. 

Detailed information to be provided in future Village Plans.

Perimeter Open Space

Conceptual Project Identifi cation Sign

Existing trails

Perimeter Open Space, 

see Landscape Buffer 

Sections included in Exhibit 

6 for detailed information
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A - Community Plan - Guiding Principles (cont’d)

2. Permitted Uses. Specifi c uses shall comply with the Regional Commercial (RC) uses as permit-

ted or conditionally permitted as outlined in Section 19.04 of the Saratoga Springs Municipal 

Code with the exceptions that Retail, Big Box, Fitness Center (5001 sq. ft. or larger)  and Auto-

motive Fueling Stations shall be deemed a permitted use.

6. 

7. Maximum Lot Coverage. The maximum lot coverage in this zone is fi fty percent.

8. Minimum Building Size. Individual structures within this land use zone shall be a minimum of 

1,000 square feet.

9. Development Standards. The following development standards shall apply to the Regional 

Commercial  Zone:

a. Architectural Review. Provided the development plans are consistent with the Commu-

nity Plan design guidelines, approvals shall be done on a staff level as outlined in the 

Guiding Development Standards on page 9.

b. Landscaping.  As shown on the attached Exhibit 6. 

10. Uses Within Buildings. 

a. All uses in the Regional Commercial Zone shall be conducted entirely within a fully en-

closed building except those uses deemed by the planning staff to be customarily and 

appropriately conducted outside.  

b. Such uses include, automobile refueling stations, gas pumps, plant nurseries, home im-

provement material yards, automobile sales, etc.  

11. Trash Storage. All trash or garbage storage (other than individual garbage cans) shall comply 

with Section 19.14, which section is incorporated herein by this reference. 

12. Buffering/Screening Requirements. 

a. A wall, fencing, or landscaping of acceptable design shall effectively screen the bor-

ders of any commercial or industrial lot which abuts an agricultural or residential use. 

Such a wall, fence, or landscaping shall be at least six feet in height, unless a wall or 

fence of a different height is required by Staff as part of a Site Plan review. Such wall, 

fence, or landscaping shall be maintained in good condition with no advertising there-

on, except as permitted by the Chapter 19.18.  

13. Landscaping Requirements. As shown on attached Exhibit 6 and in compliance with the Dis-

trict Area Plan requirements. 

14. Sensitive Lands. Sensitive lands shall not be included in the base acreage when calculating 

the number of ERUs permitted in any development and no development credit shall be given 

for sensitive lands. Sensitive lands shall be included in protected landscaping.

Off-Street Parking Requirements: 

Parking requirements for the Community Plan are based on two factors: one the size of the develop-

ment, and two the percentage of Restaurant, Entertainment and/or Cinema (REC) use.  The matrix 

below illustrates how this is done.  The fi rst two columns are used when the total number of REC uses 

is below 20% of the total Gross Leasable Area (GLA) of the project. The third column is used when the 

total number of REC uses exceeds 20% of the project’s GLA.  

Project Size

(GLA in SF)

Percentage of GLA in Restaurant,

Entertainment, and/or Cinema Space

0-10% 10.1-20% >20%

Less than 400,000 4.0 stalls per 1000 sq. ft. 4.0 stalls per 1000 sq. ft. * Shared Parking 

400,000 – 599,999 4.3 stalls per 1000 sq. ft. 4.3 stalls per 1000 sq. ft. * Shared Parking 

600,000 – 1,000,000 4.5 stalls per 1000 sq. ft. 4.4 stalls per 1000 sq. ft. * Shared Parking 

1,000,000- Larger 4.6 stalls per 1000 sq. ft. 4.6 stalls per 1000 sq. ft. * Shared Parking

• If the combination of REC uses constitutes between 11% and 20% of the project’s GLA, an 

adjustment is made to the required parking ratio by multiplying each 1,000 square feet of REC 

space over 10% by 0.03 and the percentage by which the REC uses exceed 10%.  This ensures 

an adequate parking supply is provided for the combination of land uses. 

Exhibit 5

Structure Height. No structure in this zone shall be taller than fifty feet with the exception of a 
Movie Theater which shall not exceed sixty feet and office buildings which shall not exceed
one hundred and twenty-five feet (125').

Permitted Uses. Specific uses shall comply with the Regional Commercial (RC) uses as 
permitted or conditionally permitted as outlined in Section 19.04 of the Saratoga Springs 
Municipal Code with the exceptions that Full Service Car Wash, Convenience Store/Fast Food
Combination, Entertainment Centers, Movie Theaters, Bowling Alleys, Arcades, Fitness Center
(5001 sq.ft. or larger), Refueling  Stations, Retail (Big Box) shall be deemed permitted uses.

3. Conditional Uses. The uses identifi ed in the table in 19.04 as Conditional Uses in the Regional 

Commercial (RC)  Zone allows the Conditional Uses with some uses as identifi ed in the table 

only permitted outside the Gateway Area.

4. Minimum Lot Size. Minimum lot size for all uses is 20,000 square feet with the exception for small 

ancillary retail attached to a larger building.

5. Setbacks and Yard Requirements. 

a. All buildings in this zone are required to maintain minimum setbacks as follows:

i. Front: As shown on Exhibit 6 – Landscape Buffer Sections. 

ii. Sides: Thirty feet where adjacent to a residential or agricultural zone, twenty feet 

when adjacent to all other zones.

iii. Rear: Twenty feet for all uses except where a rear yard is located adjacent to a 

residential or agricultural zone. In those cases, the rear yard shall be increased 

to thirty feet. In the event that the rear of a building faces an arterial or collector 

street, there shall be a setback of forty feet.

iv. Exceptions: The City Council may reduce setback requirements by up to ten feet 

if in its judgment the reduction provides a more attractive and effi cient use of 

the property. 

v. Other general requirements: In addition to the specifi c setback requirements 

noted above, no building shall be closer than fi ve feet from any private road, 

driveway, or parking space, except for drive thru facilities. No setback is required 

with the front, side or rear of building when lots are in the same zone. 
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A - Community Plan - Guiding Principles (cont’d)

• By way of example, if the project has 500,000 square feet and 12% of REC space, the calcula-

tion would be as follows: 500,000/1000*4.3=2150 stalls, plus 500,000/1000*.03*2=30 for a total of 

2180 stalls required.  

• Once REC uses exceed 20% of the project’s GLA, ratios are no longer applied since the com-

bination of land uses is representative of an urban shared parking use.  

Shared Parking Use Matrix

General

Land Use 

Classifi cation

Weekdays Weekends

1:00 a.m. 

-7:00 a.m. 

7:00 a.m. 

-6:00 p.m.

6:00 p.m. 

-1:00 a.m. 

1:00 a.m.-

7:00 a.m. 

7:00 a.m. 

-6:00 p.m.

6:00 p.m. 

-1:00 a.m. 

Offi ce 5% 100% 5% 0% 15% 0%

Retail Sales and 

Service
0% 100% 80% 0% 100% 60%

Restaurant 20% 70% 100% 30% 75% 100%

Theater 0% 60% 100% 0% 80% 100%

Hotel 100% 55% 100% 100% 55% 100%

Conference 

rooms 

0% 25% 50% 0% 100% 50%

Religions Insti-

tutions

0% 25% 50% 0% 100% 50%

If the combinations of restaurants, plus entertainment, plus cinema that constitute over 20% of cen-

ter’s GLA, the above table will be used to calculate the parking requirement so that it will produce a 

parking supply adequate to handle this combination of land uses. The square footage of each type 

of use is multiplied by the percentage factor in the table to compute the GLA requirement for each 

respective time of day.  The minimum parking requirement is based on the maximum square footage 

for all time periods.   

Example:
Weekday Weekends

USE SIZE 1-00 a.m.-7:00 a.m. 7:00 a.m. - 6:00 p.m. 6:00 p.m.-1:00a.m. 1-00 a.m.-7:00 a.m. 7:00 a.m. - 6:00 p.m. 6:00 p.m.-1:00a.m. 

Office 100,000 5% 5,000 100% 100,000   5% 5,000       0% -          15% 15,000     0% -          

Retail Sale and Services 600,000 0% 0 100% 600,000   80% 480,000   0% -          100% 600,000   60% 360,000   

Restaurant 50,000 20% 10,000 70% 35,000     100% 50,000     30% 15,000     75% 37,500     100% 50,000     

Theater 130,000 100% 130,000 60% 78,000     100% 130,000   0% -          80% 104,000   100% 130,000   

Hotel 80,000 0% 0 55% 44,000     100% 80,000     100% 80,000     55% 44,000     100% 80,000     

Conference Rooms 10,000 0% 0 25% 2,500       50% 5,000       0% -          100% 10,000     50% 5,000       

Religious Institutions 12,000 0% 0 25% 3,000       50% 6,000       0% -          100% 12,000     50% 6,000       

TOTAL 982,000 145,000 862,500   756,000   95,000     822,500   631,000   

Parking requirements would be based on peak time of Weekdays between 7:00 a.m. and 6:00 p.m. based on a total square footage of 862,500 square feet. 

Refer to Addendum #3: Traffi c Study – Trip Generation Report for further information. In addition to 

the above requirements, there shall be a break in parking rows at a minimum of sixty parking stalls for 

each double row of parking for the purpose of facilitating traffi c circulation on the site.

TYPICAL PARKING AREA AND DECORATIVE LIGHTING
All exterior lighting shall comply with the City of Saratoga Springs 

Dark Sky ordinance/requirements

Figure 1

Figure 2 Figure 3

Exhibit 5

Signage Requirements: 

Section 19.11 Lighting shall govern with the exception that parking lot light poles may include fi xtures 

of the type and design shown in Figure 1.  Parking light poles of 32 feet 6 inches in height are permit-

ted provided such lighting poles are champagne color and designed to blend into existing back-

grounds – See fi gure 2.   Additional accent lighting may be provided with poles not to exceed 20’-6” 

in height as shown in Figure 3.

Lighting along public roads that will be maintained by the City, such as Redwood Road, shall be per 

City standard details and specifi cations.
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Section 19.18 Sign Regulation shall govern with the exception that pylon signs consistent with the
exhibits in this Community Plan shall be allowed or other signage as shown in a specific Village Plan.
Two LED message center signs are allowed. The sign adjacent to Redwood Road shall not exceed
50 square feet and the sign adjacent to Pioneer Crossing shall not exceed 70 square feet. The LED
signs shall only be used for on-premise advertising and have a refresh rate of 12 seconds.

Lighting Requirements: 
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B - Community Plan - Guiding Development Standards

Development Approval Processes for The Crossing

Exhibit 5

Preliminary Plat Planning Director approval provided the preliminary plat substantially
conforms to the loting map in the Village Plan.
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D - Community Plan - Thematic Design Elements

The following design criteria are established for each new building to help form a consistent theme for 

the Community Plan and within each future Village Plan.

Building Forms:
A mix of uses and building forms must be provided:

 a. Complimentary building materials and color schemes are required.

 b. Design latitude in building types, sizes, styles and massing will be permitted to

  ensure interest and variety through the project area.

 c. Large and monotonous wall and roof planes shall be avoided. Large expanses 

  of a single material not to exceed 1,650 of contiguous square feet shall be allowed on 

  sides and rear of big box structures. Smaller buildings shall comply with design 

  guidelines.

 d. Roof mounted equipment must be screened from view from adjacent public 

  and private streets as well as from adjacent properties per the City of Saratoga 

  Springs Site and Architectural Design Standards.

Exhibit 5

Architectural Materials:
Acceptable building exterior fi nish materials include Glass, EIFS, integral-color CMU, brick, stone, pre-

cast concrete, fl at or ribbed metal panels, aluminum, steel and fi ber-cement siding as shown on 

proposed color board. No more than six types of materials are permitted per building. 

Buildings are encouraged to use a variety of materials with the suggested composition of one or two 

Preferred Primary Materials (70%-80% of exterior surface excluding windows) and one or two Preferred 

Accent Materials (20%-30% of exterior surfaces excluding windows.) Refer to the material table on the 

following page for a list of acceptable materials. Excluding glazing, each building elevation shall have 

a minimum of 25% non-EIFS materials. No fewer than 3 materials (combined between primary and 

accent materials) may be used on each building.

Architectural Colors:
In general, natural/earthy material fi nishes are preferred with materials with natural fi nishes being used 

where possible such as weathered steel, masonry, etc. Accent colors matching tenant standards may 

be used, however, dominant surface colors shall be in line with Community and Village standards as 

shown on the subsequent exhibits. All aluminum storefront shall be bronze colored, however additional 

colors may be used only where specifi c to tenant branding. 

Preferred Primary Materials: Preferred Accent Materials:
Colored CMU (Split-faced or honed) Brick

EIFS Stone

Brick Pre-cast concrete

Stone Metal

Flat or ribbed metal panels Tile

Fiber-cement siding Fiber-cement siding

Wood

Primary Facades:
Primary facades are those sides of a building where the primary entrance(s) are located. It is possible 

for a building to have more than one primary facade. 

Primary facades shall incorporate a building canopy, awning, or similar weather protection along the 

building’s principal public entrance, projecting at least four feet from the facade. In addition, primary 

facades shall incorporate visually prominent building entrances through the use of at least one of the 

following features:

13
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D - Community Plan - Thematic Design Elements (cont’d)

 a. Secondary roof structures, or a parapet roof used to accent the 

  principal public entrance, or

 b. Outdoor pedestrian features such as seat walls and landscaping, or 

  permanent landscaped planters with integrated benches, or

 c. Architectural detailing such as tile, metal, stone, or cementitious fi ber 

  board integrated into the building structure.

Secondary Facades:
Secondary facades are those sides of a building in which the primary building entrances are not 

located. Secondary facades shall incorporate the following:

 a. Secondary facade walls shall include either a window, a functional doorway, or 

  another architectural feature to match the architectural articulation of the primary 

  facade.  

 b. Secondary facades that face the public right-of-way shall include a similar level of 

  architectural detail and treatment consistent with the primary facade. 

 c. All secondary facades facing other access roads may include a reduced level of

  architectural detail and treatment consistent with the primary facade. 

Facade Articulation:
Storefronts and side and rear walls on buildings with nonresidential uses on the ground fl oor shall  

include articulation features every 50 feet (maximum) to create a pattern of small  storefronts.  At 

least three of the following features shall be employed at intervals no greater than 50 feet.

 a.  Window fenestration patterns and/or entries;

 b.  Use of weather protection features;

 c.  Use of vertical piers/columns;

 d.  Change in roofl ine

 e.  Change in building material or siding style;

 f.  Vertical elements such as a trellis with plants, green wall, art element;

 g.  Providing vertical building modulation of at least 8 inches in depth if tied to a change in 

  roofl ine modulation per or a change in building material, siding style, or color; 

 h.  Other design techniques that effectively reinforce a pattern of small storefronts.

In addition, a 3 foot facade shift for buildings over 20,000 square feet shall be provided if not 

compliant with changes in color or roof line outlined above. A 2 foot facade shift shall be provided 

for buildings less than 20,000 square feet when not accompanying a change in roof line as outlined 

above.

Exhibit 5

Windows and Doors:
Buildings shall comply with the following requirements:

 a. All street level windows, adjacent to entry’s, along the primary facade 

  shall be visually permeable. 

 b. Front facade walls shall include a window, functional general access 

  doorway, or another architectural feature per the following standard: 

  1. Every 24 feet for structures of 40,000 square feet of less in size; and

  2. Every 40 feet for structures larger than 40,000 square feet in size.  

Roofs:
Parapet walls shall feature transitions and articulation to match the architectural articulation of the 

primary facade. Pitched or other roof forms are allowed for decorative roofs and for roof profi les 

that are required to be consistent with tenant branding. All rooftop equipment shall be screened 

from view from all adjacent public and private streets, parking areas, and drive approaches. A site 

line study shall be provided as necessary to graphically illustrate compliance or other site specifi c 

restrictions, limitations, etc. No roof access is permitted on the exterior of a building and is to be 

provided by an internal roof hatch or by other means not permanently attached to the building.

Side and Rear Loading and Service Areas:
Loading, service, and equipment areas shall be located in a manner that minimizes their visibility from 

drive approaches and streets. Loading, service, and equipment areas shall be screened through the 

use of architectural elements and materials that reduce their visibility.

Drive-Thru Facilities:
Drive-thru facilities shall include a canopy or roof that is architecturally integrated with the building 

and that is similar to or mirrors the roof form of the primary structure. 

Site Furnishings:
Consistent site furnishings shall be provided to unify the pedestrian spaces.  Acceptable furnishings 

include decorative street lamps, benches, bollards, trash receptacles, planters, bike racks, etc.

14
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B - Community Plan - General Landscape GuidelinesExhibit 6

17

(This shall not apply where parking stalls run parallel to the main building.)



b a b c o c k  d e s i g n  g r o u p

the crossing - community plan

Page 

C - Community Plan - Landscape Guidelines for Parking and Sign AreasExhibit 6
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D - Community Plan - Parking Area Planting ExamplesExhibit 6
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E - Community Plan - Landscape Buffer SectionsExhibit 6
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E - Community Plan - Landscape Buffer Sections (cont’d)Exhibit 6
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E - Community Plan - Landscape Buffer Sections (cont’d)Exhibit 6
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A - Community Plan - Utility CapacitiesExhibit 7

23

Storm drainage for the site will drain to a pipe that is currently being constructed at the New Market
Street connection. A main line will be extended from this location to the South. Storm water shall be
treated and detained prior to discharge per city standards.
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Sanitary sewer main line through Phase 2 will be extended under Pioneer Crossing. Sanitary sewer will
be 12" diameter and capable of providing capacity for 2.4 cfs of off-site flow in addition to the needs of
the development.
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Community Plan - Additional ElementsExhibit 9

Checklist Item 9b:

Findings for Community Plan per Section 19.26: 

a. The Community Plan is generally consistent with the goals, objectives, and policies of 

the General Plan. It meets or exceeds the goals for Commercial Development in the 

community including the followings goals outlined in the General Plan: 

i. GOAL: 1.0 ENCOURAGE ADEQUATE AND ACCESSIBLE COMMERCIAL SERVICES 

TO MAXIMIZE THE COMPATIBILITY OF COMMERCIAL AND RESIDENTIAL USES, TO 

INCREASE EMPLOYMENT OPPORTUNITIES WITHIN SARATOGA SPRINGS, AND PRO-

VIDE A STABLE REVENUE SOURCE FOR THE CITY.  The Community Plan provides 

for the development of the property in a way that is harmonious with this goal 

and still preserves the architectural integrity of the area.  It will create a strong 

tax base for the future and a stable source of revenue for the City.  

ii. GOAL: 2.0 IDENTIFY, DEFINE, AND ADOPT A HIERARCHY OF LEVELS OF RETAIL 

COMMERCIAL DEVELOPMENT FOR SARATOGA SPRINGS. The Community Plan 

is meant to provide for the Regional Retail hierarchy of commercial develop-

ment.  

iii. GOAL: 3.0 IMPLEMENT AND REVIEW ORDINANCES AND GUIDELINES TO ASSURE 

QUALITY OF DEVELOPMENT. The combination of build out allocation, open 

space planning, guiding principles, landscape criteria and guidelines create a 

set of ordinance and guidelines to assure the quality of the development.

b. The Community Plan creation of a “swoop” branding theme, signage, and the narra-

tive and design exhibits contains suffi cient standards to guide the creation of innovative 

design that responds to unique conditions.

c. The Community Plan as proposed is compatible with surrounding development and 

properly integrates land uses and infrastructure with adjacent properties, including the 

design for utilities and other shares infrastructure.  The road network also creates a buf-

fer to all surrounding land uses.  

d. The Community Plan has taken into account the existing and proposed infrastructure 

and includes adequate provisions for utilities, services, roadway networks, and emer-

gency vehicle access; and public safety service demands will not exceed the capacity 

of existing and planned systems without adequate mitigation;

e. The Community Plan is consistent with the guiding standards listed in Section 19.26; in-

cluding development intensity, ERU allocation and Development Standards. 

f. The Community Plan contains the required elements as dictated in Section 19.26.
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Community Plan - Additional Elements (cont’d)Exhibit 9

Checklist Items 9a, 9c:

Checklist Item 9d:
The development will be governed by agreements between the owner and tenants specifying 

responsibility for  items such as maintenance, architectural standards and the time frame in 

which the various phases of the project will be developed for the project.  Redacted copies of 

the agreements or sections of agreements relating to these responsibilities is attached as Exhibit 

#5 - Guiding Principles.
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Community Plan - AddendaExhibit 10

The following items are attached for reference as separate addenda 
documents:

1. Phase I Environmental Site Assessment

2. Geo-technical engineering report

3. Traffi c Study - Trip generation report

4. Master Development Agreement
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