
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, March 24, 2016 
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 with the order of the planning commission chair. 
 
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: Site Plan for Denny's, located at 1516 N. Redwood Rd., Food Service Concepts, Inc. 
Applicant. – Presented by Kara Knighton. 
 

5. Public Hearing: General Code Amendments, City Initiated. Presented by Kara Knighton. 
 

6. Public Hearing: Site Plan and Conditional Use Permit for Murphy Express located at 42 E. Commerce Dr. 
(North of AutoZone), Greenberg Farrow, applicant. – Presented by Sarah Carroll. 
 

7. Work Session: Rezone and Concept Plan for ABC Great Beginnings, located at NW corner of Redwood Road 
and Aspen Hills Blvd., ABC Great Beginnings Holdings, LLC. (Johnny Anderson) – Applicant. – Presented by 
Kara Knighton. 

 
8. Approval of Minutes: 

a. February 25, 2016.  
 

9. Reports of Action 
 
10. Commission Comments 
 
11. Director’s Report: 

a. Council Actions 
b. Applications and Approval 
c. Upcoming Agendas 
d. Other 

 
12. 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. 

 
13. Adjourn. 

 



      
 
 

Planning Commission 
Staff Report 

 
Site Plan 
Denny’s 
Thursday, March 24, 2016 
Public hearing 
 

Report Date:    Thursday, March 17, 2016 
Applicant: Food Service Concepts, Inc 
Owner:   Phillips Edison Company 
Location: 1516 N Redwood Road 
Major Street Access: Redwood Road 
Parcel Number(s) & Size: 66:387:0004; 0.787 acres and 66:387:0008; 0.157 acres  

(total .944 acres) 
Parcel Zoning: Regional Commercial (RC) 
Adjacent Zoning:  Regional Commercial (RC) 
Current Use of Parcel:  Vacant, undeveloped 
Adjacent Uses:  Commercial 
Previous Meetings:  N/A 
Previous Approvals:  7-19-2012 (CC approved Saratoga Towne Center Master Plan) 
Type of Action: Administrative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

The applicant, on behalf of the owner, is requesting approval of a Site Plan for a 4,503 sq. ft.  
sit-down restaurant on a 0.944 acre parcel at 1516 North Redwood Road. A Concept Plan for the 
proposed use was reviewed by Staff on February 4, 2016. 

 
Recommendation:  

 
Staff recommends that the Planning Commission conduct a public hearing on the Denny’s site 
plan, 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:   
On July 19, 2012 the City Council approved a master concept plan (Saratoga Springs Towne 
Center) which included the subject site (see attached). The proposed site plan for Denny’s 
substantially conforms to the overall master plan. 
 
A property line adjustment was recorded with Utah County on July 27, 2015. When the lot line 
adjustment was done the Code did not require a Plat Amendment with the lot line adjustment 
(the Code has since been changed). This resulted in Denny’s site plan consisting of two parcels 
rather than one larger parcel. A plat amendment is required by the County to correct this issue, 
and a condition of approval has been added. 
 
Architectural Design Standards 
The DRC (Development Review Committee) reviewed the site plan and elevations on February 1, 
2016. Their comments are below: 

1. Coordinate parking to align with AutoZone’s current pavement. 
2. Ensure the sidewalk along the east side of Kneaders continues.  
3. It is recommended that a connection from the site to the sidewalk along Redwood Road 

be provided. 
4. A materials board is required (a photo of the brick is not sufficient for review).  
5. Clarify what the yellow hexagons along the southern elevation are; be they signs or metal 

cut outs.  
 It is suggested that the yellow hexagons be reduced in number or removed 

completely.  
6. The old “diner” look is appealing. 
7. The signage on the north elevation appears to be too big under the sign code. 
8. Accessible parking needs to be moved as close to the main entrance as possible. 

 
A resubmittal was received on February 25, 2016 addressing the DRC’s comments. The applicant 
clarified that the yellow hexagons are metal cutouts and that the accessible parking stalls were 
moved one stall closer to the main entrance. The accessible parking stalls are located as close as 
possible to the main entrance due to the location of the outdoor sitting area. 
 

C. Specific Request:  
 The Site Plan proposal is for a 4,503 sq. ft. sit down restaurant in the RC zone on a 0.994 acre 

parcel. The proposal consists of 56 parking stalls including 3 accessible stalls, 9,815 sq. ft. of 
landscaping, and a small outdoor seating area where people may wait to be seated. 

 
 “Restaurant, Sit Down” is a permitted use 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. 
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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: 

  
 

Staff conclusion: Consistent. The proposed sit down restaurant uses are considered destination 
oriented and as such the automobile is a priority; the main connection is with a private road 
leading to Commerce Drive, and Redwood Road. Sidewalks and pathways are provided for 
pedestrian access. 

 
G. Code Criteria: For full analysis please see the attached Planning Review Checklist, Exhibit “8”. 
 

• 19.04, Land Use Zones: Can comply. 
o  Development Standards: Can comply. 

 Architectural Review: The Planning Commission shall review the Site Plan 
and building elevations. 

• 19.05, Supplemental Regulations: Complies. 
• 19.06, Landscaping and Fencing: Can comply. 

o Clear Sigh Triangle: A Code amendment is required. The site plan cannot comply 
with the clear sight triangle ordinance and the double row parking island 
ordinance in 19.09. Two trees are required per double row parking island. Two 
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trees are provided and while the trunks of the trees are not within the clear sight 
triangle the canopies are, thus the need for the code amendment. 

• 19.09, Off Street Parking: Can comply. 
o Landscaping: Can comply. 

 Clear sight: Code amendment required; see analysis above. 
• 19.11, Lighting: Complies. 
• 19.13, Process: Complies. 
• 19.14, Site Plans: Complies. 
• 19.18, Signs: Can comply. 

o Building Signs in the RC zone: Can comply. 
 Size of Primary sign: Can comply. The primary sign shall not exceed 8% of 

the façade or 30 sq. ft., whichever is larger. The allowed squared footage 
of the primary sign is as follows: 19’10” x 87’10” = 1742 sq. ft. x .08 = 139.3 
sq. ft. The proposed sign area is 138.75 sq. ft. The square footage of the 
primary sign complies. 

• The gap between the Denny’s sign and the America’s Diner sign 
may only be 12”. The 12” gap needs to be measured from the 
bottom of the Denny’s hexagon to the top of the America’s Diner 
letters. The distance is more than 12”. The text will need to be 
adjusted to comply. 

 Size of secondary sign: Complies. Shall not be mounted on the same façade 
as the primary sign and shall not exceed 50% of the primary sign. Two 
secondary signs are proposed on different elevations from the primary 
sign; both are 57.2 sq. ft. The primary sign is 138.75 sq. ft.; 50% of the 
primary sign is 69.38 sq. ft.  

 
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 Denny’s Site Plan, 
located on parcel 66:387:0004 and 66:387:0008 and as shown in the exhibits, with the Findings 
and Conditions in the Staff Report.” 

 
Findings  
1. The application is consistent with the General Plan, as articulated in Section “F” of the 

staff report, which section is incorporated by reference herein.  
2. With modifications as conditions of approval, the application complies with the 

criteria in section19.04, of the Development Code, as articulated in Section “G” of the 
staff report, which section is incorporated by reference herein.  

4



3. The application complies with the criteria in section 19.05 of the Development Code, 
as articulated in Section “G” of the staff report, which section is incorporated by 
reference herein.  

4. With modifications as conditions of approval, the application complies with the 
criteria in section 19.06 of the Development Code, as articulated in Section “G” of the 
staff report, which section is incorporated by reference herein.  

5. With modifications as conditions of approval, the application complies with the 
criteria in section19.09 of the Development Code, as articulated in Section “G” of the 
staff report, which section is incorporated by reference herein.  

6. The application complies with the criteria in section19.11 of the Development Code, 
as articulated in Section “G” of the staff report, which section is incorporated by 
reference herein.  

7. The application complies with the criteria in 19.13 of the Development Code, as 
articulated in Section “G” of the staff report, which section is incorporated by 
reference herein.  

8. The application complies with the criteria in section 19.14of the Development Code, 
as articulated in Section “G” of the staff report, which section is incorporated by 
reference herein.  

9. With modifications as conditions of approval, the application complies with the 
criteria in section 19.18 of the Development Code, as articulated in Section “G” of the 
staff report, which section is incorporated by reference herein.  
 

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

the Staff report in Exhibit 1. 
2. All requirements of the Fire Chief shall be met. 
3. The Denny’s site plan is a positive recommendation as shown in the attachment to the 

Staff report in Exhibit 3. 
4. The trees in the single and double row planter islands shall comply with the clear sight 

triangle ordinance, as amended prior to building permit issuance. 
5. The primary sign shall comply with Section 19.18. 
6. A plat amendment correcting the lot line adjustment issues shall be recorded prior to 

building permit issuance. 
7. All other Code requirements shall be met. 
8. 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 
Denny’s site plan to the April 14, 2016 meeting with direction to the applicant and Staff on 
information and / or changes needed to render a decision, as follows:  

1. ______________________________________________________________ 
2. ______________________________________________________________ 
3. ______________________________________________________________ 
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Alternative 2 – Negative Recommendation 
The Planning Commission may also choose to forward a negative recommendation to the City 
Council for the Denny’s Site Plan. “I move to forward a negative recommendation to the City 
Council for the Denny’s Site Plan with the Findings below:  

1. The Denny’s Site Plan is not consistent with the General Plan, as articulated by the 
Planning Commission: 
_______________________________________________________________, and/or, 

2. The Denny’s Site Plan is not consistent with Section [19.04, 19.05, 19.06, 19.09, 19.11, 
19.13, 19.14, 19.18] of the Code, as articulated by the Planning Commission: 
____________________________________________________, and/or 

 
I. Attachments:   

1. City Engineer’s Report      (Page 7-8) 
2. Location & Zone Map      (Page 9) 
3. Site Plan        (Page 10) 
4. Landscape Plan       (Page 11) 
5. Elevations         (Page 12-13) 
6. Sign packet       (Page 14-18) 
7. Lighting Plans       (Page 19-23) 
8. Planning Review Checklist     (Page 24-32) 
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City Council 
Staff Report 

Author:  Janelle Wright, EIT  
Subject:  Denny’s          
Date: March 17, 2016 
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: Food Service Concepts, Inc 
Request: Site Plan Approval 
Location: 1516 N. Redwood Road 
Acreage: 0.944 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 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. 
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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 survey for this project shall be recorded. 

L. The oil/water separator for this project shall be designed to remove all of the oils 
and floatables from the storm water and 80% of the total suspended solids (TSS) 
110 microns or larger. A snout system will not be able to meet these standards.  

M. The underground detention system shall be vented so that water can enter the 
detention system without creating bubbles which would diminish the volume of 
water that the underground system can hold.   
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STANDARD DENNY’S FRENCH DIAMOND CABINETS
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STANDARD DENNY’S
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DOUBLE SIDED
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ADDRESS NUMBER MOUNTED
TO STONE BASE VIA 3/4” STAND-
OFFS.
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MANUFACTURING SCOPE

  Total Sq Ft = 57.2
  Actual Sq Ft = 41.9
INSTALLATION SCOPE

COLOR LEGEND

LETTER OUTLINE CABINET

PMS#: White
3M Vinyl#: Trans.White

PMS#: 138C
SW#: 6895

“Laughing Orange”
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2” Angle iron frame
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ARCHITECTURAL AREA LIGHTING

The beautiful and simple California Series 

LED Pedestrian Luminaires depict not only 

the California lifestyle, but the architecture of 

California as well.  This ornamental piece is 

a delightful sight to see and a great model to 

illuminate any urban, rural, retail, or park, or 

campus setting.

The different caps and shades depict different 

California styles and a touch of California's 

historic Spanish mission era. The California 

Series is the perfect selection to combine both 

�������	����
������
�������������
���	������

Designed, tooled, manufactured and 

assembled in the USA.

Project Name: Type:

California Small
18" Diameter

(CAL-S)
*16L Max

(Shade 6 Only)

California 1
25" Diameter

(CAL-1)
*64L Max

California 2
30" Diameter

(CAL-2)
(Shade 6 Only)

Cat #

Top 1
(TP1)

Top 2
(TP2)

Top 3
(TP3)

Shade 1
(S1)

Shade 2
(S2)

Shade 3
(S3)

Shade 4
(S4)

Shade 5
(S5)

Shade 6
(S6)

Top/Shade

350
(35)

530
(53)

700
(7)

Milliamps Kelvin

4000K
(40K)

5500K
(55K)

Type

LED
(L)

Volts

120-277
(UNV)

347-480
(HV)

Mount

Post Top
(PT)

Arm 
Mount
(AM)

Color

Bronze
(BRZ)

White
(WHT)

Silver
(SVR)

Green
(GN)

Black
(BLK)

Shields

House Side 
Shield
(HSS)

Options

Bird Spikes
(BS)

Marine Grade Finish
(MGF)

Photocell
(PC)

*Must specify voltage 

Watt Stopper w/ 
Motion Sensor

(FSP-211)

Surge Protector
(10K)

Acrylic Rings
(AR)

Rotated Optics
Rotate Optic Right

(ROR) 

Rotate Optic Left
(ROL)

Light Dist.

Type 2
(T2)

Type 3
(T3)

Type 4
(T4)

Type 5
(T5)

16 (16L)

32 (32L)

48 (48L)

64 (64L)

80 (80L)

# of LEDs

California LED Series

STAR POWER REFLECTOR

The Star Power reflector is an excellent system 
which provides great  value and performance.

LED WATTAGE CHART

16L 32L 48L 64L 80L

350 milliamps 18w - - - -

530 milliamps - 52w 80w 103w 135w

700 milliamps - 72w 109w 141w 174w

Description : CAL-1-TP3/S6-T2-80L-7-40K-L-*-AM-BLK-HSS
Project Name: DENNY'S SARATOGVA SPRINGS
Notes:

TYPE:

S1-SH

  CAL-1         TP3/S6 T2 80L 7 40K L *             AM       BLK       HSS

SPECIFY 

VOLTAGE

Exhibit 7

19



19500 Rancho Way Suite 105, Rancho Dominguez CA 90220
Call Us Today 310-341-2037 www.nls-online.com
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Post Top Smooth Arm Mount

TOP 1

Smooth Alum. Rings

TOP 2

SHADE 1 SHADE 2 SHADE 3 SHADE 4 SHADE  5 SHADE 6

Housing: Heavy Duty Marine Grade Cast and Spun Aluminum 

with 6 shade options and 3 cap options.

LED: Luxeon Series by Lumileds

Optics: Star Power Optical System; Type 2, 3, 4 + 5 full cutoff

Watts: 18, 52-174 watts.

Electrical: Conforms to UL 1598 Standards

Driver: By Advance 

Kelvin: 4000, or 5500 

Finish: 5 Millimeters Powder Coat 

Hardware: Stainless Steel

Warranty: Standard Warranty is 5 years for Driver and LEDs

24

16

8

EPA California

Single 2.7

TOP 3

Top 3

CALIFORNIA - LUMEN DATA CHART

PART NUMBER
T3 

LUMENS
T3 

EFFICACY
T5 

LUMENS
T5

EFFICACY
Watts

CAL-1-XX-32L-53-40K 4628 89 4940 95 52

CAL-1-XX-32L-53-55K 4888 94 5200 100 52

CAL-1-XX-32L-7-40K 5976 83 6480 90 72

CAL-1-XX-32L-7-55K 6336 88 6768 94 72

CAL-1-XX-48L-53-40K 7120 89 7600 95 80

CAL-1-XX-48L-53-55K 7520 94 8000 100 80

CAL-1-XX-48L-7-40K 9047 83 9810 90 109

CAL-1-XX-48L-7-55K 9592 88 10246 94 109

CAL-1-XX-64L-53-40K 9270 90 10094 98 103

CAL-1-XX-64L-53-55K 9785 95 10609 103 103

CAL-1-XX-64L-7-40K 11844 84 13113 93 141

CAL-1-XX-64L-7-55K 12549 89 13677 97 141

CAL-2-XX-80L-53-40K 12150 90 13230 98 135

CAL-2-XX-80L-53-55K 12825 95 13905 103 135

CAL-2-XX-80L-7-40K 14616 84 16182 93 174

CAL-2-XX-80L-7-55K 15486 89 16878 97 174

Cal-S at 18"
Cal-1 at 25"
Cal-2 at 30"

Product Dimensions

Product Specifications 

Description : CAL-1-TP3/S6-T2-80L-7-40K-L-*-AM-BLK-HSS
Project Name: DENNY'S SARATOGVA SPRINGS
Notes:

TYPE:

S1-SH
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19500 S. Rancho Way Ste. 105, Rancho Dominguez CA 90220

PH: 310-341-2037NLS LIGHTING, LLC
www.nlslighting.com

Decorative Pole Bases 300 + 400

POLES + BASES

DPB-400
DPB Category:  Pathway, or Residential projects. 

Base Material:  Two-piece decorative cast aluminum base.  Marine grade copper 
free aluminum.  Base plate 9" SQ.  Measures 18.5" tall x 16.875" OD wide.

Finish: ��������������������������������������	�������.  Custom color match,  
including Patina Verde and Weathered Brown.

Compatible Poles:  Round Straight Steel (RSSP) or Round Straight Aluminum 
(RSAP) poles in 4", or 5" OD in 7 or 11 gauge.  Consult factory for fluted options.

DPB-300
DPB Category:  Roadway, Residential or Commercial projects. 

Base Material:  Two-piece decorative cast aluminum base.  Marine grade copper 
free aluminum. Base plate 9" OD. Measures 37.5" tall x 10.19" wide.

Finish: ��������������������������������������	�������.  Custom color match 
available upon request,  including Patina Verde and Weathered Brown.

Compatible Poles:  Round Straight Steel (RSSP) or Round Straight Aluminum 
(RSAP) poles in 4", or 5" OD in 7 or 11 gauge.  Consult factory for fluted options.

Decorative Pole Base 400
(DPB-400)

Cat # Color

Bronze (BRZ)

White (WHT)

Silver (SVR)

Green (GRN)

Black (BLK)

Custom (CC)

Pole Dim.

4” Round
(4R)

5” Round
(5R)

Project Name: Type:

Decorative Pole Base 300
(DPB-300)

Cat # Color

Bronze (BRZ)

White (WHT)

Silver (SVR)

Green (GRN)

Black (BLK)

Custom (CC)

Pole Dim.

4” Round
(4R)

5” Round
(5R)

Project Name: Type:

� �������

�����	�


���	�

��	����

Description : 

DBP-400-4R-BLK
Project Name: DENNY'S SARATOGVA SPRINGS
Notes:

TYPE:

S1-SH

DBP-400      4R BLK
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NLS LIGHTING
PHOTOMETRIC STUDY#
DENNYS SARATOGA SPGS
WILD WEST LIGHTING
DATE: 03/04/16

Luminaire Schedule

Symbol Qty Label Arrangement LLF Description Lum. Watts

Calculation Summary

Label CalcType Units

6

Avg Max Min Avg/Min Max/Min

S1-SH SINGLE 0.950 NLS-CALIFORNIA CAL-1-T2-80L-700-40K-SINGLE @ 20' MTG. HT. HSS 177

CalcPts_2 Illuminance Fc 3.72 9.1 0.0 N.A. N.A.

PROPERTY SPILL Illuminance Fc 0.29 1.0 0.0 N.A. N.A.

PARKING STALLS Illuminance Fc 5.07

2 S2 BACK-BACK 0.950 NLS-CALIFORNIA CAL-1-T5-80L-700-40K-TWIN @ 20' MTG. HT 177

9.1 1.2 4.23 7.58
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4,503 SQ. FT.
1 STORY

158 SEATS
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NOTES:

1. SEE SHEET SP-2 FOR SITE PLAN & DUMPSTER ENCLOSURE DETAILS.

2. MINIMUM 5'x5' CONCRETE PAD WITH MAX 2%%% SLOPE AT ALL DOORS.

3. SEE CIVIL SHEETS FOR INFO ON PARKING LOT & PAVING.

4. EXTERIOR LIGHTING SHALL COMPLY WITH THE CITY OF SARATOGA SPRINGS L

5. WHEEL STOPS AT ALL PARKING STALLS ADJACENT TO SIDEWALKS AND BUILD

6. ALL PARKING SPACES TO BE 9'x18'.

7. HANDRAILS AROUND ELEVATED SIDEWALK AND ON BOTH SIDES OF RAMP. 
- 2" DIA. GALVANIZED STEEL, TOP OF RAIL TO BE 36" ABV. SURFACE, AND EXTE
TOP AND BOT OF RAMP.  PAINT TO MATCH BLDG.

SIDE WALK

STRIPING ON PAVEMENT
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SARATOGA SPRINGS DENNY'S SITE DATA TABLE

A.  PROJECT AREA: 41, 126 SQ. FT.
B.  NUMBER OF LOTS: 2 (INCLUDES PARKING OVER 0.16

           ACRE LOT NORTH OF DENNY'S)
           NUMBER OF BUILDINGS: 1

C.   BUILDING SQUARE FOOTAGE: 4,503 SQ. FT.
D.  SURFACE PARKING SPACES: 56

           GARAGE PARKING SPACES: 0
E.   %%% BUILDABLE LAND: 100%%%
F.   ACREAGE OF SENSITIVE LANDS: 0 AC.

           SENSITIVE LANDS: 0%%%
G.  OPEN SPACE (LANDSCAPING) AREA: 9,815 SQ. FT.

           OPEN SPACE (LANDSCAPING):  28%%%
H.  AREA TO BE DEDICATED RIGHT-OF-WAY (PUBLIC &

           PRIVATE): 0 AC.
I.    NET DENSITY BY ACRE:  0.13 FLOOR AREA RATIO (FAR)
J.    NUMBER OF OFF-STREET PARKING SPACES: 56
K.  IMPERVIOUS AREA ON SITE: 31,311 SQ. FT.
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APPLICATION REVIEW CHECKLIST 

    Application Information 

Date Received:  1/26/2016, 2/1/2016, 2/25/2016, and 3/8/2016 
Review date(s):  2/5/2016 
Project Name:  Denny’s 
Project Request / Type: Site Plan 
Body:  City Council 
Meeting Type:  Public meeting 
Applicant: Food Service Concepts, Inc. (Othoniel Bejarano) 
Owner (if different):  Phillips Edison  Company 
Location: l516 N Redwood Road 
Major Street Access:  Redwood Road 
Parcel Number(s) and size: 66:387:0004; 0.787 acres and 66:387:0008; 0.157 acres 

(0.944 acres total) 
General Plan Designation: Regional Commercial (RC) 
Zone:  Regional Commercial (RC) 
Adjacent Zoning: RC 
Current Use:  Vacant 
Adjacent Uses:  Commercial 
Previous Meetings:  N/A 
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: 2-2-2016
• Neighborhood Meeting: N/A
• PC: 3/24/2016
• CC: 4/19/2016

           General Review 

Exhibit 8
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Fire Department 
• A hydrant shall be within 150’ of lot.  
• Access to building shall support a 40’ fire apparatus movement. 
• A driving exhibit for drive isles shall be provided. 
• The business shall be fire sprinkled according to NFPA 13D standards. It shall also have a full alarm 

system that will be monitored 24/7 by a third party. 
• Knox box shall be located near the front entrance and recessed in the building. It shall be Knox item 

#3275 and the FDC shall have item #3041, Knox Lock. Knox Authorized code for Saratoga Springs Fire 
and Rescue is PS-06-0053-01-05. 

• All sprinkler and alarm plans will be third party reviewed by PCI in Centerville, Utah; ATTN: Bob 
Goodloe. 
 

Architectural Design Standards – 19.14.04 
• The DRC reviewed the Denny’s concept plan, site plan and elevations on February 1, 2016. 
• Coordinate parking with AutoZone’s current pavement. 
• Ensure the sidewalk along the east side of Kneaders continues.  
• It is recommended that a connection from the site to the sidewalk along Redwood Road be provided. 
•  A materials board is required (a photo of the brick is not sufficient for review).  
• Clarify what the yellow hexagons along the southern elevation are, be they signs or metal cut outs.  

o It is suggested that the yellow hexagons be reduced in number or removed completely.  
• The old “diner” look is appealing. 
• The signage on the north elevation appears to be too big under the sign code. 
• Accessible parking needs to be moved as close to the main entrance as possible. 

 
                                                                    Code Review      

  
• 19.04, Land Use Zones: Can comply. 

o Zone: Regional Commercial (RC) 
o Use: Permitted. Restaurant, sit down. 
o Minimum lot size: Complies. Minimum is 20,000 sq. ft. and the site is 41,126 sq. ft. 
o Setbacks and Yard Requirements: Complies. 

 Front: Complies. 20’ minimum. 140’ provided. 
 Sides: Complies. 20’ minimum. To the east of the building 70’ is provided and to the 

west of the building 21’ is provided. 
 Rear: Complies. 20’ minimum. 40’ provided. 
 Exceptions: Complies. The applicant is not requesting an exception. 
 General requirements: Complies. No building shall be closer than five feet from any 

private road, driveway, or parking space.  The southeast end of the building abuts the 
paved surface of the parking lot, but the area is striped for no parking. 

o Structure Height: Complies. 50’ max. The highest point of the building is 26’. 
o Maximum Lot Coverage: Complies. The site is 41,126 sq. ft. and the building is 4,503 sq. ft. which is 

11% coverage. 
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o Minimum Building Size: Complies. Minimum 1,000 sq. ft. required. The proposed building is 4,503 
sq. ft. 

o Development Standards: Can comply.  
 Architectural Review: Can comply. The Planning Commission shall review the Site Plan 

and building elevations. 
 Landscaping: Complies. 

• Required front yard areas/ yard areas facing a public street: Complies. 20’ of 
landscaped area required. The only public street is Redwood Road and there is 
21’ provided. 

• Minimum 10’ landscaping between parking areas and side or rear property lines 
adjacent to agricultural and residential land uses: Complies. The site is not 
adjacent to an agricultural or residential land use. 

• Landscaping prior to Certificate of Occupancy: Will comply. The landscaping 
will be inspected prior to the issuance of a Certificate of Occupancy. (Exceptions 
granted by the Building Official as seasonal conditions warrant.) 

• Maintenance: Complies. The property owner will be required to maintain the 
landscaping. 

o Uses within Buildings: Complies. No outdoor storage is proposed. 
o Trash Storage: Complies. A trash storage container is provided and complies with Section 19.14.04. 
o Buffering/ Screening Requirements: Complies. 

 Screening between commercial and agricultural or residential use. Complies. The site is 
not adjacent to an agricultural or residential zone. 

 Minimum number of both deciduous and evergreen trees: Complies. The landscaping 
complies with Section 19.06.07. 

o Landscaping Requirements: Complies. Minimum of 20% of the total project area. The site is 41126 
sq. ft. meaning the required amount of landscaping is 8,225 sq. ft. proposes 24%.  

o Sensitive Lands: Complies. There are no sensitive lands. 
 

• 19.05, Supplemental Regulations: Complies. 
o Flood Plain: Complies. The building is not within the flood plain. 
o Water & sewage: Complies. The water and sewage will connect to the City utilities. 
o Transportation Master Plan: Complies. The building is not proposed on a proposed street, road, 

highway, or right-of-way as shown on the City’s Transportation Master Plan. 
o Property access: Complies. The site abuts a roadway that provides for police, fire, and emergency 

service access. 
 

• 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 are remove. 

o Landscaping Plan: Complies. Provided. 
o Completion – Assurances: Bond required for public improvements prior to recordation. 
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o Planting Standards & Design: Complies. 
 Required Trees: Complies. 

• Deciduous Trees: Complies. 2” caliper required and 2” caliper is proposed. 
• Evergreen Trees: Complies. 6’ in height required and 6’7” is proposed. 
• Tree Base Clearance: Complies. Landscape Detail C5 provides a 6’ diameter free 

of grass and rock. 
 Shrubs: Complies. 25% of the shrubs are required to be in 5 gallon container and the 

remainder is required to be in 1 gallon containers. All except two shrubs are in 5 gallon 
containers; the two excluded are in 1 gallon containers. 

 Turf: Complies. 70% max. 41% provided. 
 Drought Tolerant Plants: Complies. 50% of all the proposed trees and shrubs are drought 

tolerant. 
 Rock: Complies. Two different colors and two different sizes of rock are proposed. 
 Planting and Shrub Beds: Complies. 

• Edging and drip lines and material: Complies. Edging is provided. 
 Artificial turf: Complies. No artificial turf is proposed. 
 Selection of plants: Complies. The proposed plants have different colors, forms, and 

textures. 
 Evergreens: Complies. Evergreens have been incorporated into the landscape. 
 Softening of walls: Complies. Shrubs are provided against long expanses of the building. 
 Water conservation: Complies. Drip lines are proposed for shrub and trees. 
 Tree Preservation: Complies. There are no existing mature trees on the site. 
 Placement: Complies. Plants are placed against the building. 

o Amount: Complies.  
 Deciduous Trees: Complies 

• 6 deciduous  trees required 
• 16 provided 

 Evergreen Trees: Complies. 
• 3 evergreen trees required 
• 5 provided 

 Minimum Shrubs: Complies 
• 19 shrubs required 
• 39 provided 

 Turf: Complies. 
• 35% required. (2,878 sq. ft. required) 
• 41% provided. (3,379 sq. ft. proposed) 

 Planting and Shrub beds: Complies. 
• Not more than 65% allowed 
• 65% provided (overall landscaping) 

o Additional Requirements: Complies. The park strip is already landscaped. 
o Fencing & Screening: Complies. The retaining wall is existing.  
o Clear Sight Triangle: Can comply. A Code amendment is required. The site plan cannot comply with 

the clear sight triangle ordinance and the double row parking island ordinance in 19.09. Two trees are 
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required per double row parking island. Two trees are provided and while the trunks of the trees are 
not within the clear sight triangle the canopies are thus the need for the code amendment. 

 
• 19.09, Off Street Parking: Can comply. 

o General Provisions: Complies.  
 Materials: Complies. The parking lot is proposed as asphalt. 
 Maintenance: Complies. The parking lot will be maintained by the property owner. 
 Parking area access: Complies. No parking areas will require backing across a sidewalk 

to gain access to the street. 
 Lighting in parking areas: Complies. Parking lot lighting is proposed. 
 Location of parking areas: Complies. The parking lot is within 600’ of the main entrance 

to the building. 
 Storm water runoff: See City Engineer’s report. 

o Parking Requirements / Design: Complies. On-street parking is not counted towards meeting the 
required parking stalls, the parking requirement is based off of gross square footage, no tandem 
spaces are proposed, the parking lot calculation was rounded up to the next whole number, and no 
parking lot reductions are proposed. 

o Dimensions: Complies. For 90° parking 9’x18’ stalls required with a24’ aisle width. Proposed 
parking spaces are 9’x18’ and the proposed aisles are 25’. 

o Accessible: Complies. For 56 stalls, 3ADA stalls are required including 1 van accessible stall with a 
min. 96” wide access aisle and two accessible parking spaces with a min. 60” wide access aisle. Three 
ADA stalls are provided and one of which is a van accessible stall with a 96” wide access aisle and 
the other two stalls share a 60” access aisle. The accessible stalls are located as close as possible to 
the main entrance due to the outdoor seating area. 

o Landscaping: Can comply.  
 Parking areas adjacent to public streets: Complies.  A landscaped strip of not less than ten 

feet between the sidewalk and the parking areas containing a berm or screen wall 3’ to 
minimize intrusion of lighting from headlights. Trees both deciduous and evergreen shall 
be placed no more than 30’ apart. A retaining wall is provided between the parking lot 
and the public street (Redwood Road). Deciduous and evergreen trees are provided. 

 Curbs: Complies. The parking lot is separated from the landscaping by a curb. All 
landscaped areas abutting any paved surface are curbed.  

 Clear sight: Can comply. Code amendment required; see above. 
 Components of Landscaped areas: Complies. All landscaped areas have an irrigation 

system.  
 Required Parking islands: Complies. 

• Double rows: Complies. One 36’ by 9’ landscaped island required every twenty 
parking stalls with a minimum of two trees per planter.  A 36’ x 9’ landscape 
island is provided at either end of the double parking row. Two trees are provided 
per planter.  

• Single rows: Complies. One landscaped island required every ten parking stalls 
containing a minimum of one tree per planter. One tree is provided per planter; 
the islands are 9’ x 18’. 
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o Pedestrian Walkways & Accesses: Complies. The parking lot is not larger than 75,000 sq. ft. as it is 
~25,075 sq. ft. 

o Shared Parking: Complies. No shared parking is proposed. 
o Minimum Requirements: Complies. 1 stall is required for every 100 sq. ft. The building is 4,503 sq. 

ft. requiring 46 spaces. 58 spaces including 3 accessible stalls are provided. 
 

• 19.11, Lighting: Complies. 
o General Standards: Complies. 

 Material: Complies. All lighting fixtures are metal. 
 Base: Complies. 16” decorative base required. The proposed base is 18.5” tall. 
 Type: Complies. All lights are full cutoff. 
 Angle: Complies. All lighting is directed downward. 
 Lamp: Complies. Bulb may not exceed 4,000 K in color temperature. The proposed bulb 

is 4,000 K. 
 Drawings: Complies. Provided. 
 Flags: Complies. No flags are proposed. 

o Nonresidential lighting: Complies. 
 Wall-mounted: complies. 16’ maximum in height. All proposed wall-mounted lights are 

mounted below 16’. 
 Intermittent lighting: Complies. No intermittent lighting is proposed. 
 Trespass lighting: Complies. The trespass lighting does not exceed one foot-candle 

measured at the property line. 
 Service station canopies: Complies. No service station is proposed. 
 Freestanding lights: Complies. All proposed freestanding light fixtures are black. 
 Pole design: Complies. Must be an arm and bell shade. Arm and bell shade light poles are 

proposed. 
 Parking lot poles: Complies. The luminaire schedule dictates a 20’ pole.  
 Lighting fixtures: Complies. All lights are full cut off. 
 Hours: Will comply. One hour after closing or by 11:00pm, whichever is earlier, 

businesses must turn off at least 50% of building lighting and lighting fixtures in surface 
parking lots; however, those lighting fixtures turned off may be set to function utilizing a 
motion detector system. Lights may be turned back on one half hour prior to the first 
employee shift. 

o Outdoor sign lighting: Complies. 
 Illuminated signs within ½ mile of Camp Williams: Complies. The site is more than a ½ 

mile away from Camp Williams. 
 On-premise signs: Will comply. On-premise signs may remain illuminated during regular 

business hours, but may not be illuminated later than a half hour after closing, not prior to 
the daily opening of the business to the public. 

 External illumination for wall signs: Complies. The proposed signs are internally 
illuminated. 

 Monument signs: Complies. The proposed monument sign is internally illuminated. 
 Internally illuminated signs: Complies. The proposed light source appears to not be 

visible.  
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 Digital signs: Complies. No digital signs are proposed. 
o Walkway lighting: Complies. 

 Lighting of all pedestrian pathways is recommended. 
 Pathways, walkway, and sidewalk lighting fixtures mounted at a height not to exceed 10’. 

Complies. No pathway, walkway, nor sidewalk lighting is proposed. 
 Bollard lighting: Complies. No bollard lights are proposed. 

o Street lighting: Complies. 
 Reduce glare and excessive direct light: Complies. 
 Black: Complies. The proposed parking lot poles are black. 

o Lighting Plan: Complies. Provided. 
  

• Section 19.13, Process: Complies. 
o General Considerations: Complies. 

 General Plan: Complies. The proposed use is a Regional Commercial (RC) use and the 
General Plan already displays the area as RC. 

o Notice / Land Use Authority: The City Council is the Land Use Authority. Prior to City Council, the 
Planning Commission shall hold a public hearing and forward a recommendation onto the City 
Council. 

 
• 19.14, Site Plans: Complies. 

o Commercial 
o Development Standards: Complies. 

 Entire site included in site plan: complies.  
 Buffering/ Screening: Complies. A commercial lot abutting a residential lot shall be 

effectively screened. The commercial lot does not abut residential. 
 Access: Complies. Access spacing and circulation has been reviewed by the City 

Engineer. Interconnection to adjacent sites is provided via the private street. 
 Utilities: See City Engineer’s report. 
 Grading and Drainage: See City Engineer’s report. 
 Secondary Water: See City Engineer’s report. 
 Irrigation ditches: See City Engineer’s report. 

o Architectural and Urban Design Requirements: Complies. 
 Process: Complies. The DRC reviewed the elevations and site plan prior to the Planning 

Commission public hearing. 
 Mechanical Equipment: Complies. All mechanical equipment is located within the 

building. 
 Windows: Complies. All of the windows are rectangular and all appear to be treated. 
 Building lighting: Complies. Downward directed and shielded. The proposed building 

lighting is directed downward and shielded. 
 Trash enclosures: Complies. The surround is split face block to match the color of the 

Denny’s building. The gates is opaque, no chain link is proposed, and there is a 3’ 
landscape buffer between the nearest parking space and the enclosure. 

 Exterior Materials: Complies. A materials board was provided and the DRC reviewed the 
materials and elevations on February 4, 1016. 

30



 Landscape Requirements: See analysis above. 
 Parking lot, building, and street lighting: See analysis above. 

o Special Provisions: Complies. No outdoor uses are proposed. 
o Maps and Drawings Required: Can comply. Provided.  
o Bond: Complies. A bond will be required.  

 
• 19.18, Signs: Can comply.  

o Permanent  
o General Standards: Complies. 

 Sign Design and Materials: Complies. 
• Landscaping: Complies. 3’ of landscaping beyond the base of the sign in all 

direction is required. The proposed monument sign is proposed on the 
landscaping plans with shrubs around the base of the sign. 

 Sign Placement: Complies. 
• General Location: Complies. The proposed signs will not interfere with 

doorways, exits, sidewalks, etc. The proposed monument sign does not appear to 
be in the PUE. 

• Clear Sight Triangle: Complies. No sign is proposed within the clear sight 
triangle. 

• Traffic safety: Complies. No sign is placed that may be confused with traffic 
signals, etc. 

• Right-of-way: Complies. The proposed monument sign is not within the right-of-
way. 

• Setbacks: Complies. The proposed monument sign is 25’ from the side property 
line and 4’ away from the driveway for the parking lot. 

 Sign Illumination: Complies. The proposed signs are internally illuminated. The 
illuminated signs do not face residentially zoned property. 

 Sign and Building Maintenance: Complies. All signs shall be maintained in good 
condition. 

 Sign Construction: To be reviewed at time of building permit. 
 Monument and Pedestal signs: Complies. 

• Multiple Faces: Complies. There are two sign faces; however, the angle between 
the two is less than 15 degrees so only one sign face shall be counted. 

• Monument sign base: Complies. The sign base is 3’6” and runs the full horizontal 
length of the sign.  

• Changeable copy: Complies. No changeable copy is proposed. 
• Address: Complies. Provided. 

 Building Signs: Complies. On the north elevation of the building the Denny’s sign is just 
below the highest point of the façade on which it is mounted.  

 
o Building signs in the RC zone: Can comply. 

 Number: Complies. One primary sign and two secondary signs are permitted. One 
primary sign is proposed and two secondary signs are proposed. 

31



 Size of Primary sign: Can comply. The primary sign shall not exceed 8% of the 
façade or 30 sq. ft., whichever is larger. The allowed squared footage of the 
primary sign is as follows: 19’10” x 87’10” = 1742 sq. ft. x .08 = 139.3 sq. ft. The 
proposed sign area is 138.75 sq. ft. The square footage of the primary sign 
complies. 

• The gap between the Denny’s sign and the America’s Diner sign may only 
be 12”. The 12” gap needs to be measured from the bottom of the 
Denny’s hexagon to the top of the America’s Diner letters. The distance is 
more than 12”. The text will need to be adjusted to comply. 

 Size of secondary sign: Complies. Shall not be mounted on the same façade as 
the primary sign and shall not exceed 50% of the primary sign. Two secondary 
signs are proposed on different elevations from the primary sign; both are 57.2 
sq. ft. The primary sign is 138.75 sq. ft.; 50% of the primary sign is 69.38 sq. ft.  

o Monument Signs in the RC zone: Complies. 
 Number: Complies. One monument sign is allowed and one monument sign is proposed.  
 Size: Complies. 45 sq. ft. allowed. 32 sq. ft. proposed. 
 Height: Complies. 7’6” permitted and the proposed sign is 7’6”. 

 
• 19.27, Addressing 

o GIS verified address. 
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Planning Commission 
Staff Report 

 
Code Amendment 
General 
Tuesday, March 24, 2016 
Public Hearing 
 

Report Date:    Thursday, March 17, 2016 
Applicant: Staff Initiated 
Previous Meetings:  N/A 
Previous Approvals:  N/A 
Type of Action: Legislative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

Staff has been working on the next round of code cleanups, amendments, and clarifications. The 
current packet proposes changes to the following sections: 
 
CODE 
• 19.06 - Landscaping and Fencing 
• 19.09 - Off Street Parking Requirements 

 
Recommendation:  

 
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, review and discuss the proposed amendments, and vote to forward a positive 
recommendation to the City Council on all or some of the amendments with or without 
modifications, as outlined in Section H of this report. Alternatives include continuance to a 
future meeting or a negative recommendation for all or some of the amendments. 

 
B. Background:   
 The City has been working for the last several years to adopt amendments to the Land 

Development Code to improve transparency, increase consistency, close loopholes, increase 
standards, and remove contradictions. 
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 Additionally, the business community, development community, staff, Planning Commission, and 
City Council have expressed concern over the often lengthy application review process, and have 
set a goal of streamlining the application review process as the Code is improved. Other issues 
have been identified through the application of the Code to development applications.  

 
C. Specific Request: The proposed amendments are summarized below, with details outlined in 

Exhibits 1-2.  
   

• 19.06, multiple – 
o 19.06.03 – Replacing low flow sprinkler heads with water-conserving sprinkler heads. 
o 19.06.06 – Clarifying that if a mature tree is preserved the roots shall not be 

disturbed. 
o 19.06.08 – Including ornamental fruit bearing trees in the list of prohibited vegetation 

in park strips. 
o 19.06.11 – Allowing exceptions to the clear sight triangle. 

• 19.09, Clear sight triangle 
o 19.09.08 – Remove the possibility of contradictions by referencing the clear sight 

triangle section back to 19.06.11. 
 
D. Process: Section 19.17.03 of the Code outlines the process and criteria for an amendment: 
  

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

Complies. There is no application as this is Staff initiated, and is being presented to 
the Commission for a recommendation. 
 

2. The Planning Commission shall recommend adoption of proposed amendments only 
where it finds the proposed amendment furthers the purpose of the Saratoga Springs 
Land Use Element of the General Plan and that changed conditions make the proposed 
amendment necessary to fulfill the purposes of the Title. 

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

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

Complies. Please see Section E of this report. After the Planning Commission 
recommendation, a public hearing will be held with the City Council. 

 
4. For an application which does not concern a specific parcel of property, the City shall 

provide the notice required for a public hearing except that notice is not required to be 
sent to property owners directly affected by the application or to property owners within 
300 feet of the property included in the application. 

Complies. Please see Section E of this report. 
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E. Community Review: 
 Per Section 19.17.03 of the City Code, this item has been noticed as a public hearing in the Daily 

Herald; as these amendments affect the entire City, no mailed notice was required. A public 
hearing with the City Council will be scheduled and noticed prior to final action.  

 
F. General Plan:   
  
 Land Use Element – General Goals 
 The General Plan has stated goals of responsible growth management, the provision of orderly 

and efficient development that is compatible with both the natural and built environment, 
establish a strong community identity in the City of Saratoga Springs, enhance economic 
development, and implement ordinances and guidelines to assure quality of development. 

 
Staff conclusion: consistent 
The proposed changes help to improve transparency and consistency by continuing to clarifying 
standards and removing ambiguity. The changes also help to enhance economic development by 
allowing a development to continue that otherwise could not. 

 
G. Code Criteria:  
 
 Code amendment are a legislative decision; therefore the City Council has significant discretion 

when considering changes to the Code. 
 
 The criteria for an ordinance (Code) change are outlined below, and act as guidance to the 

Council, and to the Commission in making a recommendation. Note that the criteria are not 
binding. 

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

The Planning Commission and City Council shall consider, but not be bound by, the 
following criteria when deciding whether to recommend or grant a general plan, 
ordinance, or zoning map amendment: 
 
1. The proposed change will conform to the Land Use Element and other provisions of 

the General Plan;  
Consistent. See Section F of this report.  

 
2. the proposed change will not decrease nor otherwise adversely affect the health, 

safety, convenience, morals, or general welfare of the public;  
Consistent. The amendments enable more economic growth in the city, while both 
keeping and enhancing regulations that protect 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  
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Consistent. The stated purposes of the Code are found in section 19.01.04: 1.  
1. The purpose of this Title, and for which reason it is deemed necessary, and for 

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

a. encourage and facilitate the orderly growth and expansion of the 
City;  

b. secure economy in governmental expenditures;  
c. provide adequate light, air, and privacy to meet the ordinary or 

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

d. enhance the economic well-being of the municipality and its 
inhabitants;  

e. facilitate adequate provisions for transportation, water, sewer, 
schools, parks, recreation, storm drains, and other public 
requirements;  

f. prevent the overcrowding of land, the undue concentration of 
population, and promote environmentally friendly open space;  

g. stabilize and conserve property values; Page 3 of 13 Page 4 of 5  
h. encourage the development of an attractive and beautiful 

community; and  
i. promote the development of the City of Saratoga Springs in 

accordance with the Land Use Element of the General Plan.  
 

The amendments help to clarify the process and improve efficiency and 
consistency, thus ensuring economy in government expenditures by lessening the 
cost of application review, and maintaining a high standard of review by ensuring 
existing requirements are still met.  

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

interests will be better served by making the proposed change.  
Consistent. The amendments will better protect the community through more 
efficient process, clarity and consistency in development review, and maintenance 
of high standards. 

 
H. Recommendation / Options: 

Staff recommends that the Planning Commission conduct a public hearing, take public comment, 
discuss the proposed amendments, and vote to forward a positive recommendation to the City 
Council on the amendment with or without modifications, or choose from the alternatives 
below.  

 
Staff Recommended Motion – Positive Recommendation 
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The Planning Commission may choose to forward a positive recommendation on all or some of 
the amendment, as proposed or with modifications: 
 
Motion: “Based upon the evidence and explanations received today, I move to forward a positive 
recommendation to the City Council for the proposed amendments to Sections [19.08] with the 
Findings and Conditions below: 

 
Findings  
1. The amendments are consistent with Section 19.17.04.1, General Plan, as outlined in 

Sections F and G of this report and incorporated herein by reference. 
2. The amendments are consistent with Section 19.17.04.2 as outlined in Section G of 

this report and incorporated herein by reference. 
3. The amendments are consistent with Section 19.17.04.3 as outlined in Section G of 

this report and incorporated herein by reference. 
4. The amendments are consistent with Section 19.17.04.4 as outlined in Section G of 

this report and incorporated herein by reference. 
 

Conditions: 
1. The amendments shall be edited as directed by the Planning Commission:   

a. ________________________________________________________________ 
b. ________________________________________________________________ 
c. ________________________________________________________________ 

 
Alternative A - Continuance 
Vote to continue all or some of the Code amendments to the next meeting, with specific 
feedback and direction to Staff on changes needed to render a decision. 
 
Motion: “I move to continue the amendment to Section [19.06, 19.09] of the Code to the April 
14, 2016 meeting, with the following direction on additional information needed and/or changes 
to the draft: 
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________ 
  
Alternative B – Negative Recommendation(s) 
Vote to forward a negative recommendation to the City Council for all or some of the proposed 
Code amendments. 
 
Motion: “Based upon the evidence and explanations received today, I move to forward a 
negative recommendation to the City Council for the proposed amendments to Section [19.06 
and 19.09] of the Code with the Findings below: 
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1. The amendment do not comply with Section 19.17.04(1), General Plan, as articulated 
by the Commission: 
______________________________________________________________________ 

2. The amendments do not comply with Section 19.17.04, sub paragraphs 2, 3, and/or 4 
as articulated by the Commission: __________________________________________ 

3. ______________________________________________________________________ 
4. ______________________________________________________________________ 
5. ______________________________________________________________________ 

 
I. Exhibits:   

1. 19.06     (pages 7-10) 
2. 19.09     (pages 11) 
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Chapter 19.06.  Landscaping and Fencing. 

Sections: 

19.06.01.  Purpose. 
19.06.02.  Required Landscaping Improvements. 
19.06.03.  General Provisions. 
19.06.04. Landscaping Plan. 
19.06.05.  Completion of Landscape Improvements; Adequate Assurances. 
19.06.06.  Planting Standards and Design Requirements. 
19.06.07.  Amount of Required Landscaping. 
19.06.08.  Additional Landscaping Requirements. 
19.06.09.  Screening and Fencing Requirements and Restrictions. 
19.06.10.  Screening at Boundaries of Residential Zones. 
19.06.11.  Clear Sight Triangle. 

* * * * *  

19.06.03.  General Provisions. 

1. Park strips shall be landscaped and maintained by the property owner who abuts the park
strip, unless otherwise noted on an approved and recorded subdivision plat or site plan.

2. Automated water-conserving irrigation systems, including water-conserving sprinkler
heads and rain sensors, low-flow sprinkler heads and rain sensors, shall be required for all
new landscaping in nonresidential developments as well as for all irrigated open spaces
that are held in common or in Homeowner’s Association ownership in residential
developments.

3. All landscaped areas shall be maintained by watering, weed removal, lawn mowing, or
any other activity required to maintain healthy and well-manicured landscaping.

* * * * *  

19.06.06. Planting Standards and Design Requirements for Nonresidential and 
Common Open Space. 

* * * * *  

3. The following design requirements will be used when reviewing landscaping plans in the
City of Saratoga Springs:

a. Selection of Plants. Plants shall be selected for texture, form, color, pattern of
growth, and adaptability to local conditions.

b. Evergreens. Evergreens shall be incorporated into landscaped treatment of sites
where screening and buffering are required.
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c. Softening of Walls and Fences. Plants shall be placed intermittently against long
expanses of building walls, fences, and barriers to create a softening effect.

d. Planting and Shrub Beds. Planting and shrub beds are encouraged to be used in
order to conserve water. Planting and shrub beds shall meet the requirements in
subsection 19.06.06(2)(g) above.

e. Water Conservation. While irrigation systems are required for all landscaped
areas, all systems shall be efficient in the use of water such as the installation of
drip lines for shrubs and trees.

f. Energy Conservation. Placement of plants shall be designed to reduce energy
consumption. Deciduous trees are encouraged to be planted on the south and west
sides of structures to provide shade over the structures in the summer months.
Evergreens trees are encouraged to be planted on the north side of structures when
feasible to dissipate the effects of winter winds.

g. Preservation of Existing Vegetation. Where possible and appropriate, existing
native vegetation must be incorporated into the landscape treatment of the
proposed site.

h. Tree Preservation. Existing mature evergreen trees of 16 feet in height or
greater, and existing mature deciduous or decorative trees of more than four
inches (4”) in caliper, shall be identified on the landscape plan and preserved if
possible. If a mature tree is preserved, an area around the roots as wide as the
existing canopy shall not be disturbed.

i. If preservation is not possible, the required number of trees shall be
increased by double the number of such trees removed.

ii. The replacement trees for evergreen trees shall be evergreens, and for
deciduous shall be deciduous.

iii. Trees smaller than four inches in caliper that are removed shall be
replaced on a one to one ratio.

iv. Replacement trees shall be in addition to the minimum tree requirements
of this Chapter, and shall comply with minimum sizes as outlined in the
Chapter.

i. Placement. Whenever possible, landscaping shall be placed immediately adjacent
to structures, particularly where proposed structures have large empty walls.

* * * * *  

19.06.08. Single Family Residential and Park Strip Landscaping Requirements. 

* * * * * 
2. Park strips.

a. Park strips shall be landscaped when the front yard is landscaped for a residential
dwelling, or when site improvements are completed for a non-residential project,
and shall thereafter be perpetually maintained by the property owner who abuts
the park strip. Only the following shall be installed in park strips: turf, trees,
shrubs or other plants, mulch, live plant vegetation (other than trees) below three
feet in height, landscape rock, cobble, and removable pavers. When landscape
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rock, cobble, or pavers are used, at least thirty percent of each park strip shall 
contain plantings.   

b. Weeds, dead vegetation, fruit trees including ornamental fruit bearing trees, fruit
and vegetable gardens, gravel, asphalt, concrete, and large boulders are prohibited 
in park strips.   

c. Four foot wide concrete walkways are allowed in the park strip when the
walkway lines up with the main walkway to the front door.  

(Ord. 15-29, Ord. 14-23) 

* * * * * 

19.06.11.  Clear Sight Triangle. 

A. To allow for clear sight as shown in the graphic below, At at all intersections of streets, 
driveways, or sidewalks, for a distance of twenty feet back from the point of curvature of 
curved ROWs and property lines or thirty feet back from the intersection of straight 
ROWs and property lines, whichever is greater, and fifteen feet back from edge of 
driveways: 

a. all landscaping, berms, and fencing shall be limited to a height of not more than
three feet, and 

b. the grade at such intersections shall not be bermed or raised, and  for a distance of
twenty feet back from the point of curvature of curved ROWs and property lines 
or thirty feet back from the intersection of straight ROWs and property lines, 
whichever is greater, and fifteen feet back from edge of driveways to allow for 
clear sight as shown in the graphic below. 

c. tree canopies are not permitted to encroach along public rights of way or City
maintained rights of way 

B. Exceptions: 
a. Deciduous tree canopies may be located in the clear sight triangle of privately

owned and maintained streets only if at maturity the distance between the ground 
and base of the canopy is maintained at no less than eight feet, and 

b. any other exception outlined in the Code.

* * * * * 
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Chapter 19.09. Off-Street Parking Requirements. 

Sections: 

19.09.01.   Purpose.  
19.09.02.   Required Parking. 
19.09.03.   General Provisions.  
19.09.04.   Submittal and Approval of Parking Areas. 
19.09.05.   Parking Requirements. 
19.09.06.   Dimensions for Parking Stalls. 
19.09.07.   Accessible Parking. 
19.09.08.   Landscaping in Parking Areas. 
19.09.09.   Pedestrian Walkways and Accesses. 
19.09.10.   Shared Parking and Curb Cuts. 
19.09.11.   Required Parking. 

* * * * * 
19.09.08.  Landscaping in Parking Areas. 

In addition to the planting standards in Chapter 19.06, the following requirements shall apply to 
all landscaping of off-street parking areas: 

1. Parking Areas Adjacent to Public Streets. All parking areas (not including a driveway
for an individual dwelling) for non-residential or multi-family residential uses that are
adjacent to public streets shall have landscaped strips of not less than ten feet in width
placed between the sidewalk and the parking areas, containing a berm or screen wall with
a minimum height of three feet to minimize intrusion of lighting from headlights and
other lighting on surrounding property. Trees, both deciduous and evergreen, shall be
placed in the strip with spacing of no more than thirty feet between trees except in the
clear sight triangle. The standards of section 19.06.06, Planting Standards and Design
Requirements, shall apply for the minimum size of vegetation.

2. Curbs. All landscaped areas abutting any paved surface shall be curbed (not including a
driveway for an individual dwelling). Boundary landscaping around the perimeter of the
parking areas shall be separated by a concrete curb six inches higher than the parking
surface.

3. Clear Sight. At intersections of streets, driveways, and sidewalks all landscaping shall be
limited to a height of not more than three feet. The grade at such intersections shall not be
bermed or raised for a distance of thirty feet at intersections and fifteen feet back from 
driveways to allow for sight distance as detailed in  See Chapter 19.06.11, Clear Sight 
Triangles. 

* * * * *  
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Planning	Commission	
Staff	Report	

	
Site	Plan	and	Conditional	Use	Permit	
Murphy	Express	
Thursday,	March	24,	2016	
Public	Hearing	
	

Report	Date:		 	 	 Thursday,	March	17,	2016	
Applicant:	 Greenberg	Farrow,	Murphy	Express	
Owner:	 	 	 Stations	West	Saratoga	LLC	
Location:	 NE	Corner	Commerce	Drive	&	Redwood	Road	
Major	Street	Access:	 Redwood	Road	
Parcel	Number(s)	&	Size:	 66:268:0004,	1.033	acres	
Parcel	Zoning:	 Regional	Commercial	(RC)	
Adjacent	Zoning:	 	 RC,	Vacant	
Current	Use	of	Parcel:		 Vacant	
Adjacent	Uses:	 	 Commercial,	Vacant,	Agricultural	
Previous	Meetings:	 	 None	
Previous	Approvals:		 None	
Type	of	Action:	 Administrative	
Land	Use	Authority:	 City	Council	
Future	Routing:	 City	Council	
Author:	 	 	 Kimber	Gabryszak,	AICP	

	
	
A.	 Executive	Summary:			

The	applicant	is	requesting	approval	of	a	Site	Plan	and	Conditional	Use	Permit	for	a	Murphy	Express	
automobile	refueling	station	on	Lot	3	of	the	Saratoga	Town	Center	Plat	2,	located	across	the	street	
from	Autozone	on	Commerce	Drive.		

	
Recommendation:		

	
Staff	recommends	that	the	Planning	Commission	conduct	a	public	hearing	on	the	Site	Plan	and	
Conditional	Use	Permit,	take	public	comment,	review	and	discuss	the	proposal,	and	choose	from	
the	options	in	Section	H	of	this	report.	Options	include	a	positive	recommendation	with	or	without	
modification,	a	negative	recommendation,	or	continuation.		

	
B.	 Background:		The	Saratoga	Town	Center	Plat	2	was	approved	in	2012	and	recorded	on	April	10,	2013,	

which	created	the	lot	on	which	the	Murphy	Express	proposal	is	located.	The	lot	is	zoned	Regional	
Commercial,	which	lists	Automobile	Refueling	Station	as	a	Conditional	Use.	
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C.	 Specific	Request:	The	proposal	is	for	an	automobile	refueling	station,	consisting	of	a	small	building	
with	eight	refueling	pumps.	The	application	does	not	include	a	full	convenience	store,	but	only	
includes	limited	related	retail	sales	in	a	~1200	sq.ft.	building.	An	outdoor	ice	machine	is	included.	

	
D.	 Process:	Code	Sections	19.13	and	19.14	outline	the	process	and	criteria	for	a	Site	Plan,	and	Section	

19.15	outlines	the	process	for	a	CUP.	The	City	Council	is	the	land	use	authority,	and	will	make	a	
decision	at	a	public	meeting	after	a	public	hearing	and	recommendation	by	the	Planning	Commission.		

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

the	City	website	and	State	public	noticing	website;	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	property	is	designated	Regional	Commercial	on	the	Future	Land	Use	Map,	which	

has	the	goals	stated	below:	
	

g. Regional Commercial. 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 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	use	is	automobile	oriented,	provides	vehicular	access	to	and	from	

Redwood	Road,	and	is	located	on	a	lot	that	was	approved	for	commercial	development	under	the	RC	
zone.	Sidewalks	and	trail	connections	are	included.	The	lot	is	also	part	of	an	overall	development	
which,	in	the	future,	is	intended	to	provide	a	mixture	of	office	and	retail	and	gathering	places,	and	
which	will	be	automobile	oriented	while	including	considerations	for	pedestrians.		

	
G.	 Code	Criteria:		
	 Staff	has	reviewed	the	proposed	automobile	refueling	station	for	compliance	with	multiple	sections	

of	Code.	Detailed	review	and	analysis	are	contained	in	Exhibit	4,	Planning	Checklist,	and	a	summary	
provided	below:	
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• 19.04,	Land	Use	Zones	–	complies		
o Density,	height,	lot	coverage,	allowed	use,	setbacks,	landscaping,	trash	enclosure,	

buffers	-	all	meet	or	exceed	the	minimum	
• 19.05,	Supplemental	Regulations	–	complies		

o Property	access	meets	requirements	as	recommended	by	the	City	Engineer	
• 19.06,	Landscaping	and	Fencing	–	complies	with	conditions	

o Plant	types,	percentages,	numbers,	sizes,	and	sight	triangle	-	comply	
o Verification	of	low-flow	sprinklers	and	rain	sensors	-	pending	

• 19.09,	Off	Street	Parking	–	complies		
o Dimensions,	location,	striping	-	comply	
o Required:	12	spaces,	provided:	17	spaces	
o ADA	space	location	is	appropriate	

• Section	19.11,	Lighting	–	complies	with	conditions		
o Pole	height,	design,	and	cut-off	-	comply	
o Hours	of	operation	and	any	building	lighting	must	be	condition	of	approval	

• 19.14,	Site	Plans	–	complies	with	conditions	
o Access	requirements,	interconnection,	loading	space,	architectural	standards	-	

complies	with	conditions.	Recommended	condition	to	install	driveway	stub	and	
access	easement	to	the	north,	in	lieu	of	the	proposed	rock	wall,	for	future	
connectivity.		

• 19.15,	Conditional	Use	Permit	–	complies			
o Typical	standards:	health,	safety,	welfare,	zone	district	goals,	character,	cost	impacts	

to	City,	and	General	Plan	-	complies.	
o Special	standards:	location,	zone,	pedestrian	connectivity,	nuisance,	hazards,	lot	

frontage,	pump	and	canopy	setbacks,	distance	from	a	school/park/playground,	and	
outdoor	storage	-	complies	

o Traffic	congestion	and	driveway	spacing	have	been	of	concern,	and	the	original	
application	included	multiple	accesses	onto	Commerce	and	Redwood	Road.	The	
Commerce	accesses	did	not	comply	with	City	minimum	spacing	requirements,	and	
also	for	spacing	requirements,	UDOT	denied	access	onto	Redwood.	After	thorough	
review,	the	best	solution	to	minimize	traffic	impacts	and	enhance	safety	has	been	
recommended	by	the	City	Engineer	and	forwarded	to	the	Planning	Commission,	
which	consists	of	a	single	full-movement	access	onto	Commerce,	secondary	access	
onto	the	adjacent	commercial	property,	and	a	stub	to	the	northern	property	line	for	
future	connectivity.	If	the	Planning	Commission	chooses,	an	additional	optional	
condition	to	prohibit	truck	access	during	peak	traffic	hours	may	be	added	to	minimize	
vehicular	conflict	and	traffic	congestion.		

• 19.18,	Signs	–	complies	with	condition	of	approval	 	
o Monument	sign	size,	materials,	location	-	complies	
o Canopy	signs	exceed	allowable	size	and	must	be	reduced	
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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.		
	
Option	1	–	Staff	Recommended,	Positive	Recommendation	
	
“I	move	to	forward	a	positive	recommendation	to	the	City	Council	for	the	Murphy	Express	Site	Plan	
and	Conditional	Use	Permit	located	on	parcel	66:268:0004	as	outlined	in	Exhibit	3	with	the	Findings	
and	Conditions	in	the	Staff	Report	dated	March	24,	2016:	

	
Findings		
1. The	application	is	consistent	with	the	General	Plan,	as	articulated	in	Section	F	of	the	staff	

report,	which	section	is	incorporated	by	reference	herein.		
2. The	application	complies	with	the	criteria	in	Section	19.04,	Land	Use	Zones,	of	the	

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

3. With	conditions,	the	application	complies	with	the	criteria	in	Section	19.05,	
Supplementary	Regulations,	of	the	Development	Code,	as	articulated	in	Section	G	of	the	
staff	report,	which	section	is	incorporated	herein.	

4. With	conditions,	the	application	complies	with	the	criteria	in	Section	19.06,	Landscaping	
and	Fencing,	of	the	Development	Code,	as	articulated	in	Section	G	of	the	staff	report,	
which	section	is	incorporated	by	reference	herein.		

5. The	application	complies	with	the	criteria	in	Section	19.09,	Parking,	of	the	Development	
Code,	as	articulated	in	Section	G	of	the	staff	report,	which	section	is	incorporated	by	
reference	herein.		

6. With	conditions,	the	application	complies	with	the	criteria	in	Section	19.11,	Lighting,	of	
the	Development	Code,	as	articulated	in	Section	G	of	the	staff	report,	which	section	is	
incorporated	by	reference	herein.		

7. The	application	complies	with	the	criteria	in	Section	19.14,	Site	Plan	Review,	of	the	
Development	Code,	as	articulated	in	Section	G	of	the	staff	report,	which	section	is	
incorporated	by	reference	herein.		

8. The	application	complies	with	the	criteria	in	Section	19.15,	Conditional	Use	Permit,	of	the	
Development	Code,	as	articulated	in	Section	G	of	the	staff	report,	which	section	is	
incorporated	by	reference	herein.		

9. With	conditions,	the	application	complies	with	the	criteria	in	section	19.18,	Sign	
Regulations,	of	the	Development	Code,	as	articulated	in	Section	G	of	the	staff	report,	
which	section	is	incorporated	by	reference	herein.		

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

Staff	report	in	Exhibit	1.	
2. The	Site	Plan	and	Conditional	Use	Permit	are	recommended	as	shown	in	the	attachment	

to	the	Staff	report	in	Exhibit	3.	
3. All	lighting	shall	comply	with	design	standards,	color	ranges,	and	hours	of	operation	as	

outlined	in	Section	19.11.	
4. Fire	flows	shall	be	met	for	this	development	as	well	as	future	development	in	the	area.	All	

IFC	2012	Edition	requirements	shall	be	met.	
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5. All	other	conditions	of	the	Fire	Department	shall	be	met.	
6. An	updated	signage	plan	shall	be	provided	to	staff	prior	to	building	permit	issuance	and	

shall	be	reviewed	and	approved	administratively	by	staff	per	Section	19.18	of	the	Code.	
Canopy	signs	shall	be	reduced	in	size	to	comply	with	allowable	square	footage.	

7. Water	conserving	sprinklers	and	rain	sensors	shall	be	included	in	the	landscaping.		
8. A	driveway	connection	shall	be	stubbed	to	the	north	and	an	access	easement	recorded,	in	

lieu	of	the	proposed	rock	wall,	to	ensure	future	connectivity.		
9. [Delivery	trucks	shall	not	access	the	site	during	peak	traffic	periods	to	minimize	potential	

for	vehicular	conflict	and	traffic	congestion.]	
10. All	other	code	requirements	shall	be	met.		
11. Any	other	conditions	or	changes	as	articulated	by	the	Planning	Commission:	________	

_______________________________________________________________________”	
	
Alternative	1	-	Continuance	
The	Planning	Commission	may	also	choose	to	continue	the	applications.	“I	move	to	continue	the	
Murphy	Express	Site	Plan	and	Conditional	Use	Permit	to	another	meeting	on	[April	7,	2016],	with	
direction	to	the	applicant	and	Staff	on	information	and	/	or	changes	needed	to	render	a	decision,	as	
follows:		

1. _______________________________________________________________________	
2. _______________________________________________________________________	
3. _______________________________________________________________________”	

	
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	for	the	Murphy	Express	Site	Plan	and	
Conditional	Use	Permit	with	the	Findings	below:	

1. The	applications	are	not	consistent	with	the	General	Plan,	as	articulated	by	the	Planning	
Commission:	_____________________________________________,	and/or	

2. The	applications	are	not	consistent	with	Section	[19.04,	19.06,	19.09,	19.11,	19.14,	19.15,	
19.18]	of	the	Code,	as	articulated	by	the	Planning	Commission:	_____________________	
________________________________________________________________________.”	

	
I.	 Exhibits:			

1. City	Engineer’s	Report	 	 	 	 	 	 (pages	6-7)	
2. Location	&	Zone	Map	 	 	 	 	 	 (page	8)	
3. Site	Plan	 	 	 	 	 	 	 	 (pages	9-15)	

a. Site	Plan	 	 (pages	9-10)	
b. Truck	Radius	 (page	11)	
c. Landscape	Plan	 (page	12)	
d. Misc.	Items		 (page	13)	
e. Lighting	 	 (page	14)	
f. Elevations	 	 (page	15)	

4. Planning	Checklist			 	 	 	 	 	 (pages	16-20)	



	

City	Council	
Staff	Report	
	
Author:		Janelle	Wright,	EIT	
Subject:		Murphy	Express																	
Date:	 March	15,	2016	
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:	 	 Greenberg	Farrow,	Murphy	Express	
Request:	 	 Site	Plan	Approval	
Location:	 	 NE	Corner	Commerce	Drive	and	Redwood	Road	
Acreage:	 	 1.033	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	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.	
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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. Developer	shall	provide	an	emergency	shut-off	to	the	City’s	storm	drain	system	in	

case	of	a	spill.		
	
L. A	 right-of-way	 encroachment	 permit	 shall	 be	 obtained	 prior	 to	 any	 work	 being	

done	in	the	right-of-way.		
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APPLICATION	REVIEW	CHECKLIST	
 

                                                          Application Information      
 

Date Received:     Original: December 10, 2015 
      Concept plan: February 2016 
      Complete Resubmittal: February 29, 2016 
Project Name:     Murphy Express 
Project Request / Type:   Concept Plan, Site Plan, Conditional Use 
Body:      Planning Commission; City Council 
Meeting Type:     Public Hearing 
Applicant:   GreenbergFarrow, Murphy Express 
Owner (if different):    Stations West Saratoga LLC 
Location:     NE Corner of Commerce Drive and Redwood 

(North of Autozone) 
Major Street Access:    Redwood Road 
Parcel Number(s) and size:   66:268:0004, 1.033 acres 
General Plan Designation:   Regional Commercial 
Zone:      Regional Commercial (RC) 
Adjacent Zoning:    RC, Lehi 
Current Use:     Vacant 
Adjacent Uses:     Commercial, Vacant, Agricultural 
Previous Meetings:    None 
Land Use Authority:   City Council  
Future Routing:   City Council  
Planner:     Kimber Gabryszak, AICP 
 

                                                  Section 19.13 – Application Submittal      
• Application Complete: yes 

o Missing: Concept plan application was missing originally; provided February 2016 
• Rezone Required: no 
• General Plan Amendment required: no 
• Additional Related Application(s) required: none 

 
                                                   Section 19.13.04 – Process       

 
• DRC:  

o 1/11/2016 and 2/1/2016 
• Neighborhood Meeting: not required 
• PC: 3/24/2016 
• CC: Tentatively 4/19/2016 
                                                                 General Review       
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Fire Department 
• Second access and turning radius concerns – resolved through modification to entrance 
• Fire flows shall be met for this development as well as future development in the area. All IFC 2012 Edition 

requirements shall be met. 
 

Architectural and Urban Design – 19.14.04, Complies  
• Mechanical Equipment – screened  
• Windows – n/a  
• Building Lighting – minimal and appropriate 
• Trash Enclosures, Storage Areas, and External Structures – provided and screened appropriately 
• Exterior Materials – provides a mixture of materials and colors 
• Landscape Requirements – minimum 20% required 
• Parking Lot and Street Lighting – Parking located both in front of and behind structure 
• Design Standards – see 19.14 below  

 
Additional Recommendations: 

• Staff supports applicant’s suggestion to comply with 40’ access width, while providing mountable curb for 
delivery trucks with additional width. Staff suggests contrasting color and / or stamping to ensure automobiles 
remain inside the primary access.  

 
                                                                    Code Review        
• 19.04, Land Use Zones – complies  

o Zone – RC, 19.04.22. 
o Use – Automobile Refueling Station, CUP required 
o Density – n/a  
o Setbacks – complies  

§ Front: 20’ 
§ Rear: 20’ (30’ against ag or residential zone) 
§ Side: 20’ (30’ against ag or residential zone) 
§ One 10’ exception may be granted – none requested 
§ Building must be 5’ from any road, driveway, or parking space 

o Lot width, depth, size, coverage – complies  
§ Minimum size 20,000 sq.ft. Lot is 45,003 sq.ft. (1.033 acres)  

o Dwelling/Building size 
§ Minimum 1000 sq.ft.   
§ Proposed 1200 sq.ft.  

o Lot Coverage – 50%, complies 
o Height – max 50’, complies  
o Open Space / Landscaping – complies  

§ 20% 0 45,003 * 0.2 = 9000.6 sq.ft.; provided: 16,507 sq.ft. 
§ Front yard area 20’ – provided  
§ 10’ between parking areas and side or rear property lines adjacent to ag or residential, provided 

o Sensitive Lands – n/a 
o Trash – provided  
o Wall or fence to screen boundary against ag or residential – n/a  

 
• 19.05, Supplemental Regulations 



	

o Property access – complies, property has required frontage and access 
 

• 19.06, Landscaping and Fencing 
o General Provisions – low-flow sprinklers and water conserving devices required – rain sensor provided, low-

flow to be verified, condition of approval 
o Landscaping Plan – provided  
o Planting Standards & Design 

§ Caliper (deciduous 2”, evergreen 6’ height) – complies  
§ Tree base clearance – complies  
§ Shrubs, 255 at 5 gal, remainder at 1gal – complies, all 5 gallon 

o Amount – complies   
§ Deciduous required: 6, provided: 8 
§ Evergreen required: 3, provided: 10 
§ Shrubs required: 17, provided: 292 
§ Turf minimum 35%, maximum 65%, provided 39% 
§ Shrub bed maximum: 65%, provided: 41% 

o Clear Sight Triangle – complies  
 

• 19.09, Off Street Parking – complies  
o Parking Requirements / Design – materials, striping, and access complies  
o Dimensions – 9’x18’, complies 
o Accessible – provided 1 van accessible 
o Landscaping – complies (not enough stalls to require islands) 
o Minimum Requirements:  

§ Required: 1:100 = 12 spaces 
§ Provided: 7.5:1000 = 9 spaces, plus 8 fueling spaces, exceeds requirement 

 
• Section 19.11, Lighting – complies with conditions  

o Pole height: 20’ max, complies 
o Design: metal, black, decorative base, arm and bell shade, complies  
o Dark sky: downward directed and fully shielded, complies  
o No building lighting proposed 
o Color unclear; cannot exceed 4000, condition of approval 
o Hours of operation: 50% turned off by 11pm, may use motion sensor, condition of approval 

 
• Section 19.13, Process 

o Notice / Land Use Authority – PC hearing, CC decision 
 

• 19.14, Site Plans – complies with conditions  
o Site plan contents: provided 
o Screening: n/a 
o Access requirements: 

§ Maximum width of 40’ – complies 
§ Interconnection – required to provide an access easement and stub to the north, and connect to existing 

development to the east, complies with condition to replace rock wall with stub & easement 
§ Truck loading – complies; utilization of a fueling space 

o Architectural standards 
§ Mechanical equipment shielded: complies 



	

§ Building lighting: shielded and downward directed 
§ Trash enclosure: treated to match the main building, and 3’ landscaped buffer provided 
§ Canopies and islands must be compatible with main structure: complies 
§ All building elevations treated to avoid appearance of “back of building”: complies 
§ Canopy light fixtures fully recessed or fully shielded by soffit to avoid light spill: complies 

 
• 19.15, Conditional Use Permit 

 
19.15.05.  
 
4. The Conditional Use shall meet the following standards:  
 

a. the use will not, under the circumstances of the particular case, be detrimental to the health, safety, or 
general welfare of persons residing or working in the vicinity, or injurious to property or improvements in the 
vicinity;  
Complies – traffic flow and accesses have been limited to minimize potential conflicts 

 
b. the use will be consistent with the intent of the land use ordinance and comply with the regulations and 

conditions specified in the land use ordinance for such use;  
Complies – see special standards, and General Plan analysis in staff report 

 
c. the use will be consistent with the character and purposes stated for the land use zone involved and with the 

adopted Land Use Element of the General Plan;  
Complies – see General Plan analysis in staff report 

 
d. the use will not result in a situation which is cost ineffective, administratively infeasible, or unduly difficult to 

provide essential services by the City, including roads and access for emergency vehicles and residents, fire 
protection, police protection, schools and busing, water, sewer, storm drainage, and garbage removal; and  
Complies – applicants are responsible for installation and maintenance of mountable curb for delivery 
truck access, and repair of damage from truck traffic 

 
e. the proposed use will conform to the intent of the City of Saratoga Springs General Plan.  

Complies – see General Plan analysis in staff report 
 

 
19.05.06 – Special Standards and Considerations Governing Particular Uses 
 
1. Automobile refueling stations and car wash operations. As Conditional Uses, automobile refueling stations 
and car wash (self-serve) operations may be permitted under the following conditions:  

 
a. The proposed location of the Conditional Use is in accord with the Land Use Ordinance and land use 

zone in which the site is located. – complies; the property is zoned RC 
 

b. They do not break up contiguity for pedestrians of retail store frontage. – complies; no retail store 
frontage exists in this location and pedestrian connectivity is provided 

 
c. They will not be a nuisance to residences and other surrounding uses. – complies with conditions; 

conditions to comply with light, traffic, and architectural standards will ensure that the use will not be a 
nuisance 

 
d. They will not cause traffic hazards or undue traffic congestion. – complies with conditions; the City 

Engineer has recommended modifications to minimize congestion and ensure adequate traffic flow.  
 

e. For automobile refueling stations or free standing car washes, the lot frontage, if located on a major 
street, shall not be less than 125 feet. – complies; both lot frontages are over 200’, thus exceeding 125’ 

 



	

f. For automobile refueling stations or car wash operations with gasoline, diesel, or natural gas pumps 
shall have buildings of the type of construction as required in applicable building codes, and are to be 
located at a distance of not less than twenty-five feet from property or building setback lines, whichever 
is greater. – complies; the pump setbacks are a minimum of 25’ 

 
g. Gasoline pumps and pump islands for car wash operations or automobile refueling stations shall have a 

canopy and the setback, measured from the edge of the canopy, shall be not less than twenty-five feet 
from any property lines or shall be in conformity with the building setback lines of the zone, whichever is 
greater. – complies; the canopy setback is a minimum of 25’ 

 
h. Driveway design and spacing for automobile refueling stations or car wash operations shall be reviewed 

by the City Engineer, whose recommendation will be forwarded to the Planning Commission. – 
complies; the site has been reviewed, and the driveway design and spacing modified to meet Engineering 
requirements 

 
i. The minimum closest distance from the automobile refueling stations or car wash with gas pumps site to 

an existing school, park, playground, museum, or place of public assembly shall not be less than 500 
feet. – complies; the nearest park, school, or public assembly is more then 500’ from the site 

 
j. No outdoor storage of rental trucks or trailers, stacks of tires, or other merchandise will be provided by 

the automobile refueling stations or car wash operation except when such equipment or merchandise is 
screened by an approved fence not less than six feet in height. – complies; no outdoor storage is 
proposed 

 
• 19.18, Signs – can comply – condition of approval  

o 2 Canopy logo signs, 24 sq.ft. ea (total 48), and 4 Canopy price signs, 17.54 sq.ft. ea (total 70.16) 
§ Maximum size 10% of canopy or 15 sq.ft., whichever is less 
§ Size exceeds maximum of 15 sq.ft. and must be reduced 
§ Signage resubmittal not yet provided 

o Maximum of two freestanding canopies may be used: complies  
o 1 Monument sign, 38.33 sq.ft., height 7’6”, base exceeds 2’ & extends full width: complies (option is to 

increase size of monument sign to 45 sq.ft. to make up for reduced canopy signage) 
 
	



 
Planning Commission 

Memorandum 
 
Author:   Kara Knighton, Planner I  
Memo Date:  Thursday, March 17, 2016 
Meeting Date:  Thursday, March 24, 2016 
Meeting Type:  Work Session 
Re:   ABC Great Beginnings Rezone, and Concept Plan  
 
Background & Request 
The applicant is requesting approval of a Rezone to change the zone of the property from Agriculture (A) to 
Mixed Use (MU) to match the Land Use Plan designation of Mixed Use in the General Plan. 
 
The applicant is requesting the MU zone for the entire 3.63 acres at the northwest corner of Redwood Road 
and Aspen Hills Boulevard for a development consisting of residential, retail, and office space. The proposal 
includes 4,200 sq. ft. of future office space, 3,800 sq. ft. for a future restaurant, and two 11,400 sq. ft. 
buildings each consisting of three stories. The southern 11,400 sq. ft. buildings proposes child care on the 
first floor with the top two floors as residential. The eastern 11,400 sq. ft. building proposes retail on the first 
floor with the top two floors as residential. A landscaped fenced play area is proposed on the south end of the 
child care building. 
 
Density 
The project proposes 41 apartments on the 3.63 acre lot, at approximately 1,112 sq. ft. per unit. Section 
19.04.21 requires dwelling sizes to be a minimum of 1,000 sq. ft.; the dwelling size complies with Code.  
 
Section 19.04.21 (1) (c) states that the residential densities in this zone shall not exceed fourteen residential 
Equivalent Residential Units (ERUs) per acre. The project proposes 41 units on the 3.63 acre parcel (41 / 
3.36 = 11.29 ERUs per acre). The commercial and office densities are approximately 3 ERUs (3 /3.63 = 0.82 
ERUs per acre). The total requested density of 11.29 ERUs per acre, or 12.11 when combined with the non-
residential density, complies with the maximums in the requested MU zone. 
 
General Plan 
The parcel is designated as MU on the Land Use Map. The General Plan states the following concerning the 
MU Land Use designation. 
 

e.   Mixed Use.  The Mixed Use designation is designed to provide for 
developments that have a combination of well integrated residential, professional office 
and commercial uses. It is expected that developments in the Mixed Use areas will be 
among the most difficult in the City to design. As such, it is also expected that teams of 
highly sophisticated design and marketing professionals will be involved in the 
preparation of development plans in the Mixed Use areas.  
 
In addition to the residential and retail based commercial uses, the Mixed Use district is 
intended to accommodate professional office space in the City. Office components should 
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be included as an integral part of developments in this district so as to capitalize on the 
benefits that can be enjoyed with a mixture of distinct but complimentary land-uses.  
 
The residential component shall be designed and integrated so as to complement the 
surrounding commercial activity. While not required, it is anticipated that dwelling units 
will be located in shared residential/commercial structures so as to preserve first-floor 
and other prime commercial spaces for retail activities. Open spaces and recreational 
features shall be designed for the use and enjoyment of both the commercial patrons and 
the development’s residents.  
 
A mix of approximately 1/3 residential, 1/3 commercial and 1/3 professional office use in 
the Mixed Use designation is the goal. The City will review each proposal on an 
individual basis to determine an acceptable ratio for the residential, commercial and 
professional office components.  
 
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 6 equivalent 
residential units (ERU’s). 

 
The proposed development is generally consistent with the General Plans vision for the MU zone. As the 
General plan anticipates, the project proposes “residential/ commercial structures so as to preserve first-floor 
and other prime commercial spaces for retail activities.” The project is currently heavy on the residential side 
with the overall building square footage at 59% with commercial, office, and retail taking the remaining 
41%. Overall, however, the concept embodies what a mixed use development should be. 
 
Note that Proposition 6 placed a 2% cap on the City’s apartments. The City is currently exceeding the 2% 
cap due to projects with Vested Rights prior to the adoption of Proposition 6. As the General Plan also 
explicitly encourages mixed commercial/residential structures, however, this topic is up for discussion. 
 
Landscaping 
The overall project is 158,097 sq. ft. with 52,785 sq. ft. proposed as landscaping. 52,785/ 158,097 = 33.3%. 
As proposed the project meets the minimum 25% landscaping requirement in Section 19.04.21. As proposed, 
the recreational amenities are limited to use by the childcare facility; staff recommends that additional 
amenities such as a fitness room or similar for the shared use of the residential and non-residential users. 
 
Parking 
The current proposal requires 243 parking stalls to comply with Code; the applicant is requesting a 25% 
shared parking allotment. The site currently proposes 174 parking stalls which is only 71% of the required 
parking; the applicant overlooked the requirements for 0.25 guest stalls per unit. As such the applicant 
understands that the number of units would have to be decreased to meet the parking requirements. The 
breakdown is as follows: 
 

• Dwelling, Multi-Family: Can comply.  
o Requirement: 1 stall per bedroom or 2 stalls per unit, whichever is lower, one of which must 

be covered, plus 0.25 guest stalls per unit. 41 units requiring 93 parking stalls of which 41 
need to be covered. Can comply with provisions of covered parking and reduction of units. 

• Restaurant, Sit Down: Complies.  
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o Requirement: The project anticipates a sit down restaurant which requires 1 stall per 100 sq. 
ft. for a total of 38 parking stalls. 

• Child Care: Can comply. 
o Requirement: Child care centers require 1 parking stall per staff member and 1 stall per every 

5 children. The child care center anticipates needing 45 parking stalls which would include 
15 staff members and 150 children. 

• Retail: The project proposes 11,400 sq. ft. of retail space. 
o Requirement: 4 stalls per 1,000 sq. ft. for a total of 46 stalls. 

• Office: Can comply.  
o Requirement: 4,200 sq. ft. of professional office/ medical office space at 5 stalls per 1,000 sq. 

ft. for a total of 21 stalls. Professional office space only requires 4 stalls per 1,000 sq. ft.; 
however, as the use is currently unknown the applicant calculated the parking based upon the 
higher requirement. 

 
Traffic 
The proposal includes full access from Aspen Hills Boulevard, and potential full access on Redwood Road 
pending UDOT approval. A traffic study will be provided with any future plat and site plan applications, and 
other traffic mitigation may be required. 
 
Recommendation 
Staff recommends that the Planning Commission review and discuss the proposal and give the applicant 
informal feedback on the proposed rezone and concept plan in preparation for a future public hearing. A 
work session has also been scheduled with the City Council, and future public hearings will be scheduled and 
noticed following these meetings. 
 
Attachments 
A. Related Exhibits 
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City of Saratoga Springs  
Planning Commission Meeting 

February 25, 2016 
Regular Session held at the City of Saratoga Springs City Offices 

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

 
Minutes 

 
Present: 

Commission Members: Kirk Wilkins, Sandra Steele, Hayden Williamson, David Funk, Ken Kilgore, Troy 
Cunningham 

Staff: Kimber Gabryszak, Sarah Carroll, Kevin Thurman, Nicolette Fike, Jamie Baron, Mark Christensen, 
Gordon Miner, Kara Knighton  

Others: Jerome Baily, Stan Steele 
Excused: Brandon MacKay  
 
Call to Order - 6:30 p.m. by Chairman Kirk Wilkins  
 
1. Pledge of Allegiance - led by Jerome Bailey 
 
2. Roll Call – A quorum was present  
 
3. Swearing in of Reappointed Commissioners, Sandra Steele and Troy Cunningham. 

Commissioners were sworn in by the Deputy City Recorder. 
 
4. 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. 
 

Public Input Open by Chairman Kirk Wilkins  
No public input was given. 

 Public Input Closed by Chairman Kirk Wilkins  
 
5. Public Hearing: Rezone, General Plan Amendment, Concept Plan for Cowboys - Commercial, located at 

431 South Redwood Road, White Elk Frontiers applicant.  
Jamie Baron presented the plans. The applicant requests a rezone from Agriculture to Regional Commercial 

and a General Plan Amendment from Planned Community to Regional Commercial for the purpose of 
building a Convenience Store with fuel services, retail stores, professional offices, and restaurants. Staff 
finds that the proposed site is not consistent with the current land use designation of Planned Community. 
There are two concept plans tonight depending on the widening of Redwood Road. The first has a 30’ 
right-of-way owned and maintained by the property owner. Staff recommends this first plan over plan 2. 
Plan 2 would have the 30’ right-of-way dedicated to and maintained by the City. There are fewer buildings 
on Plan 2 but they have a larger sq. footage. Plan 1 would require a 10’ building setback from the ROW 
and shifting buildings. Plan 2 adds a 30’ setback from the ROW and with the proposed parking does not 
meet the 20’ front yard requirement.  

Jerome Bailey, for applicant, commented that both concepts worked but the question is how UDOT would 
widen the road and how it would be factored in.  

 
Public Hearing Open by Chairman Kirk Wilkins  

No public input was given. 
 Public Hearing Closed by Chairman Kirk Wilkins  
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Sandra Steele noted that option 1 is the only one she could support because of City design standards which call 
for parking in the back. There can be reductions to get it closer to the street. They do need to provide some 
kind of walk for disabled to get in to the building. This appears to be a good use of this property as it 
wouldn’t fit residential. 

David Funk thought the area just north would be a similar situation. It seems to have put the owners in a tight 
position, They can’t qualify for a larger area so it would either need to be residential or commercial and as 
it’s too small for residential and is on a corner and well-used road area, it leans toward commercial. It 
appears both lots would need to be rezoned to commercial type areas so they can do something with it. His 
comment would be that this meets the requirements for a rezone. 

Hayden Williamson believes it’s great to have a gas station here, and when people move in they will already 
know what they are getting. He asked if it would need a setback reduction either way. 

Kimber Gabryszak replied they would present it to City Council; it would probably be a better development 
with a reduction. 

Hayden Williamson asked about the difference between parking stalls. Option 2 may make more sense with 
more parking, the advantage to the city with option 1 is the parking is behind the building.   

Ken Kilgore commented that the amount of parking in option 1 is more than adequate. 
Hayden Williamson asked if the applicant had a preference in the options. 
Jerome Bailey said he likes both, and commented that it is important to have the ADA compliance and they 

could shift things in either option at this point. 
Troy Cunningham asked about the Tickville Wash mitigation. 
Mark Christensen mentioned that they did get the LOMR paperwork this week for review, the CLOMAR has 

been done and at some point it is something they would abandon on that property. The removal of this 
from the flood plain will be taking place as part of the Legacy Farms Project. He noted that previous 
applicants and owners didn’t want to be part of the zoning changes so the zoning sort of occurred around 
them. The whole area will be benefitting from Legacy Farms improvements in the area. 

Troy Cunningham noted that the City owned a large easement here and asked for clarification. 
Jamie Baron said it was for the previous alignment of Tickville wash.  
Troy Cunningham voiced a concern about the distance between alcohol sales and proximity to the school 

across the street.  
Kimber Gabryszak remarked that the code stated within proximity with no specific distance, they will make 

sure it’s a fair distance.  
Troy Cunningham noted that the high school kids would come here, which could be good and bad, he is 

concerned about traffic flows. He prefers plan 1, he feels it’s a better look from the main road.  
Ken Kilgore noted it didn’t have areas for plazas and gathering spaces and wondered if the applicant would 

make it more pedestrian friendly with some of those spaces.  
Jerome Bailey said they wanted it to have more of a feel of a plaza, if it could be a little more distant from the 

main road that would help with that. He asked what would happen with the flood plain if it would need to 
be filled in or who would do that.  

Mark Christensen noted that they would work with the City Engineer on that. There will need to be 
construction standards to work out later.  

Jerome Bailey noted there were thoughts of a future stoplight and how it could eventually give another 
connection to the high school so they wouldn’t always need to go onto Redwood Road. 

Ken Kilgore asked who is responsible for extending the road to the west. 
Mark Christensen noted there were a few property owners in the vicinity and they would need to work though 

it in more detail.  
Ken Kilgore noted that we need to make sure there are no negative consequences to any homes in the area; 

there have been a number of residents that have commented that during grading their homes get flooded so 
he wanted to make sure they helped mitigate potential problems 

Jerome Bailey said they would consult their engineer, so far the ground has been fairly clean from tests done 
on it. 

Mark Christensen noted they will work with them as well so there were no negative impacts. It is part of the 
requirements. 

Ken Kilgore thanked him and said he is also in favor of plan 1. 
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Kirk Wilkins asked about a traffic study. 
Kimber Gabryszak said it will be required for their site plan. 
Kirk Wilkins said he is leaning toward option 1 as well. He asked how far UDOT would widen the road. 
Mark Christensen said we don’t know the answer to that yet. They are currently looking at the expansion and 

the edge of asphalt would probably be pretty close to their western boundary.  
Jerome Bailey said he talked to UDOT on that and heard it was 20ft. but they added another 10 ft. to the 

concepts to be safe.  
Kimber Gabryszak said from everything they know that 30’ should stay as landscaping and be fine but they 

want to be safe down the road and not have something 3 feet off the right-of-way.  
Sandra Steele asked what would happen with the box culvert.  
Mark Christensen said likely they would want to preserve access to that for any possible future access needed. 

There should still be some open channel on the north to use and they would like to keep this open. 
Kevin Thurman noted the City is interested in keeping our easement.  
Sandra Steele asked if there were plans to put gates on it. 
Mark Christensen said they would work towards that and keep in mind that it could be an attractive nuisance. 
 
Motion made by Troy Cunningham to forward a Positive recommendation to the City Council for the 

Cowboys - Commercial Rezone and General Plan Amendment with the Findings and Conditions in 
the staff report dated 2-18-2016. Seconded by Hayden Williamson. Aye: Sandra Steele, David Funk, 
Hayden Williamson, Kirk Wilkins, Ken Kilgore, Troy Cunningham. Motion Passed.  

 
6. Training - Utah League of Cities and Towns 

Meg Ryan from Utah League of Cities and Towns (ULCT) went over a few concepts with the Planning 
Commission. She was asked to review some basic powers and duties. She noted that Planning Commission 
is a face of the City and how we listen and respond to public is important. Land use is planning for the 
future. You need to know your limitations and your possibilities. Know what you are really allowed to do 
and not to do. Zoning is not static. This is your community, collective, not individuals – your strength is 
working together for collective goals.  

Meg Ryan reviewed the Land Use Development and Management Act and where to find it. It Respects Local 
Control. City Council is the Legislative body of the City, they may delegate some things. Planning 
Commission is a Land Use Authority. UCA 10-9A-102.   She reviewed basic themes of the LUDMA. 
Private property rights, Must clearly write it down, Must abide by it, and Must act with reasonable 
diligence. She went over Land Use Tools, the General Plan and the Land Use Code.  

Meg Ryan advised that Ordinances should be clearly written and be objective, not subjective. There should be 
due process and regulations, equitable treatment. Planning Commission recommends to the City Council. 
City Council takes final action and appoints. She noted what is required from the Utah State Statute. She 
said they should be familiar with their duties and reviewed the City Code on that.  

Mark Christensen noted we are working with City Council on what duties they are comfortable with 
delegating.  

Meg Ryan reviewed the role of the City Council. She advised on the different roles of legislative, 
administrative and quasi-judicial. She reviewed Public Hearing practices and notices at the different levels. 
Findings of Fact are the reasons why decisions were made. Planning Commission is not an appeal 
authority. She talked about appeals and variances and their criteria.  

 
A short break was taken at this time. 
 
7. Work Session: Discussion of Code and Vision.  

Kimber Gabryszak said they were taking the Home Occupation changes to the City Council next week and 
will have a new round of clean-ups coming through later. 

 
8. Approval of Minutes: 

a. February 11, 2016 
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Sandra Steele noted a few errors to the minutes. Those were noted and changes were made. 
 
Motion made by Hayden Williamson to approve the minutes of February 11, 2016 as corrected. 

Seconded by David Funk. Aye: Sandra Steele, David Funk, Hayden Williamson, Kirk Wilkins, Ken 
Kilgore, Troy Cunningham. Motion passed. 

 
9. Reports of Action. There were no Reports of Action tonight. 
 
10. Commission Comments. There were no Comments. 
 
11. Director’s Report: 

a. Council Actions  
o Kimber Gabryszak apprised Planning Commission of actions taken at the previous City Council 

meeting.  
b. Applications and Approval  
c. Upcoming Agendas  

o Cancelling March 10th meeting but have joint training meeting on March 8th with City Council. 
d. Other 

 
12. Motion to enter into closed session. No closed session was held. 
 
13. Meeting Adjourned without objection at 9:08 p.m. by Chairman Kirk Wilkins 
 
 
____________________________       ________________________ 
Date of Approval           Planning Commission Chair   

             Kirk Wilkins  
 
___________________________ 
Nicolette Fike, Deputy City Recorder 
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Memo 
To:  Mayor, City Council and/or Planning Commission  
From:  Planning Department  
Date:  March 16, 2016 
Meeting Date:  March 24, 2016 
Re:  New Applications & Resubmittals  

 
New Projects:  

• 2.18.16 Mountain View Estates II Rezone & Concept (400 N. 700 W.) 
• 2.22.16 Catalina Bay Phase 1 Final Plat (McGregor Lane & Harbor Bay Dr.)  
• 2.29.16 Smith’s Marketplace Permanent Sign Permit (1320 Redwood Rd.) 
• 3.1.16 Hillcrest Condominium Phase 3 Bldg P, Q, R & S Final Plat (Crest Rd. & Ridge Rd.) 
• 3.7.16 ABC Great Beginnings Rezone & Concept ( NW Corner of Redwood Rd & Aspen Hills Blvd)  
• 3.11.16 Saratoga Walmart Sub Plat Amendment (Corner of Commerce Way & Crossroads Blvd)  
• 3.14.16 Pro Split Pea-Verizon Conditional Use Permit (1461 North 400 East)  

 
Resubmittals & Supplemental Submittals:  

• 2.16.16 Riverbend Phase 3B Condominium Project Final Plat (150 E. River Bend Rd.) 
• 2.17.16 Legacy Farms Elementary School Site Plan (S. Redwood Rd & E. 400 South) 
• 2.22.16 Riverbend Phase 3A Condominium Project Final Plat (Approx. 130 E. Riverbend Rd)  
• 2.24.16 Times Square at Saratoga Site Plan (1160 North Redwood Rd.)  
• 2.25.16 Denny’s Site Plan (1516 N. Redwood Dr.)  
• 2.29.16 Murphy Express Site Plan (42 E. Commerce Dr.) 
• 3.1.16 Legacy Farms Plat 2C Final Plat (400 S. Redwood Rd.) 
• 3.8.16 Denny’s Site Plan Resubmittal & Supplemental (1516 N. Redwood Dr) 
• 3.9.16 Western Hills Phase 2 & 3 Final Plat (350 W. Aspen Hills Blvd)  

 
Staff Approvals & Actions:  

• 2.29.16 Smith’s Marketplace Permanent Sign Permit (1320 Redwood Rd.) 
• 2.22.16 Riverbend Phase 3A Condominium Project Final Plat (Approx. 130 E. Riverbend Rd)  
• 3.1.16 Hillcrest Condominium Phase 3 Bldg P, Q, R & S Final Plat (Crest Rd. & Ridge Rd.) 
• Lakeside 27 Temporary Sales Trailer 
• Dozens of architectural reviews for Legacy Farms building permits 
• Code Enforcement for signage at Legacy Farms, trailer signs, wind signs, and more 
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