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SECTION 1: Legal Description
 
 
 
 

LEGAL DESCRIPTION 
PREPARED FOR 

DAI 
Job No. 13-0902 
(April 27, 2016) 

 
  

 
VILLAGE PLAN LEGAL DESCRIPTION 

 A Portion of the West Half of Section 10 and the South Half of Section 3, Township 5 South, 
Range 1 West, Salt Lake Base and Meridian, described as follows: 
 Beginning at the North 1/4 Corner of Section 10, Township 5 South, Range 1 West, Salt Lake 
Base and Meridian; thence S0°11'02"W along the Quarter Section Line 3688.23 feet; thence 
N89°48'58”W 491.89 feet; thence N15°21'47"W 459.85 feet; thence along the arc of a 4440.00 foot 
radius curve to the right 2668.32 feet through a central angle of 34°26'00” (chord: N1°51'13”E 
2628.34 feet); thence N19°04'13”E 684.52 feet to the southerly line of that real property described 
in Deed Entry No. 3238:2014 in the official records of the Utah County Recorder; thence along said 
real property the following six (6) courses: S18°26'38”E 1.65 feet; thence S25°22'31”E 60.27 feet; 
thence N89°45'50”E 164.03 feet; thence N0°02'37”E 198.17 feet; thence S89°57'58”W 121.39 feet; 
thence S64°33'09”W 20.59 feet to the proposed easterly right-of-way line of Mountain View 
Corridor; thence along said right-of-way line the following eight (8) courses: along the arc of a 
3000.00 foot radius non-tangent curve to the right (radius bears: S67°52'05”E) 409.38 feet through 
a central angle of 7°49'07" (chord: N26°02'28"E 409.06 feet); thence along the arc of a 8140.00 foot 
radius curve to the left 1433.58 feet through a central angle of 10°05'27” (chord: N24°54'18”E 
1431.73 feet); thence along the arc of a 750.00 foot radius curve to the right 974.95 feet through a 
central angle of 74°28'49” (chord: N57°06'00”E 907.74 feet); thence S85°39'35"E 665.49 feet; 
thence along the arc of a 1500.00 foot radius curve to the left 438.11 feet through a central angle 
of 16°44'05” (chord: N85°58'22”E 436.56 feet); thence N77°36'20"E 298.85 feet to the East Line of 
Section 3, Township 5 South, Range 1 West, Salt Lake Base and Meridian; thence S0°05'10"E along 
the Section Line 1023.87 feet; thence N89°51'58"E 547.97 feet to the East Bank of the Jacob Welby 
Canal; thence along the said East Bank the following six (6) courses: S16°33'17"E 43.07 feet; thence 
S9°58'30"E 53.91 feet; thence S6°37'28"W 103.89 feet; thence S9°27'03"W 107.43 feet; thence 
S8°32'21"W 53.31 feet; thence S6°29'17"W 48.17 feet; thence N89°58'51"W 1118.84 feet to the 
Northwest Corner of Plat "W", Harvest Hills Subdivision; thence S26°33'37"W along the westerly 
line of Plats "W & R/S", Harvest Hills Subdivisions 1040.70 feet; thence S89°36'29"W along Plats "Z, 
AA & CC" Harvest Hills Subdivisions 1346.34 feet; thence N9°35'01"E 216.50 feet; thence West 
315.47 feet; thence S3°19'17"E 215.67 feet to the point of beginning.    

Contains: ±168.69 Acres 
   
 
 
 
 
 
 
 
 
 
 

Note: Acreage in legal description varies from 

Community Plan� See exhibit on page S1-2�
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Note: Acreage in legal description 
varies from Community Plan�

VILLAGE PLAN  
LEGAL DESCRIPTION 
168�59 Acres

COMMUNITY PLAN  
LEGAL DESCRIPTION 
176�49 Acres

UDOT pond originally in 
community plan legal 
description
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SECTION 2: Detailed Use Map
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Uses within a Planned Community District shall be guided but not limited to the 

following section of the Land Development Code (19�04�13):      

R-3 Permitted Uses: Apiary; Chickens; Church; Dwelling, Single Family; Production 

of Fruit and Crops; Public Parks, Playgrounds, Recreation Areas, or Other Park 

Improvements; Residential Facilities for Persons with a Disability; School, Charter; 

School, Public; and Temporary Sales Trailer�

R-3 Conditional Uses: Bed & Breakfast; Cemetery; Child Care Center; Educational 

Center; Golf Course; Preschool; Public & Private Utility Building or Facility; Public 

Building or Facilities (City-Owned); Residential Facilities for Elderly Persons�

Buffering: Proposed land uses are compatible with neighboring land uses, including 

uses within and outside of Village Plan Area 1� Fencing will be used to buffer between 

residential areas, open space, and the church site (see the Fencing Plan in Section 5�)  
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SECTION 2 (cont’d): Detailed Use Map
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The following information details the allocation of all acreage within Village Plan Area 1 (Refer to Phasing and Maintenance Plan in Section 7)�

Area Land Use Acres ERUs 
Assigned 

in the 
Community 

Plan

ERUs in 
Village Plan 

Area I

Percent 
Change

ERUs/Gross 
Acre

Neighborhood 1 Single Family Residential
Open Space

ROW

19�33
5�03
5�85

79 80 +1�0% 2�64

Neighborhood 2 Single Family Residential
Open Space

ROW

13�24
0�68
4�03

51 51 0% 2�84

Neighborhood 3 Single Family Residential
Open Space

ROW 

19�93
1�67
6�56

128 125 -2�4% 4�44

Neighborhood 4 Single Family Residential
Open Space

Church
ROW

17�55
6�39
3�76
7�39

109 94
(2 of these for 

the church)

-12�8% 2�71

Neighborhood 5 Single Family Residential
Open Space

ROW

10�58
0�15
9�92

55 47 -14�6% 2�32

Neighborhood 6 Single Family Residential
ROW

 22�43
7�16

128 138 +7�8% 4�66

Neighborhood 7 Single Family Residential
Open Space

ROW

5�71
1�82
2�01

30 36 +1�2% 3�77

Village Plan Area 1 Master Planned Roads 4�57 N/A N/A N/A N/A

Total ERUs Village Plan Area 1 580 571 -2�1%

Note: See Lotting Plan for Neighborhood Breakdown in Section 8�

Future Population Projections

According to the City’s Parks, Recreation, Trails, and Open Space Master Plan (2011), the average household size in Saratoga Springs is 4�05 persons� The total number of 

new housing units in Village Plan Area 1 is 571� Multiplying the number of new housing units by the average household size of 4�05 persons provides a future population 

projection of 2,316�6 for Village Plan Area 1� 

Employment Levels

The land uses within Village Plan Area 1 are single family residential, open space, church, and right-of-way; therefore no employment will be provided in Village Plan Area 1�

SECTION 3: Detailed Buildout Allocation
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SECTION 4: Development Standards
Building Form — Single Family Residential

Disclaimer: If any requirements in the Development Standards conflict with City or State Codes, the 

City or State codes take precedence over the Development Standards�

BUILDING CONFIGURATION

Number of Bldgs� per Lot 1 + outbuilding

Height — Principal Building 35’ maximum height measured at vertical distance from established finished 
grade surface at the building wall to the mean highest level between eaves and 
ridge for gable, hip, or gambrel roofs�

Height — Outbuilding Equal to or less than 20 feet

Lot Coverage 50% maximum

Lot Frontage 45’ minimum measured at front setback

Lot Size Varies by neighborhood (see S8-1)� Minimum lot size on corner lots shall be 
increased by 10% 

SETBACKS — SINGLE FAMILY DWELLINGS

Front Yard* 15’ minimum

Front Access Garage 20’ minimum (to garage)

Side Access Garage 24’ minimum (subject to standard driveway approach widths)

Rear Yard 10’ minimum

Side Yard* Varies by lot size measured at front setback (see Section 8-1)

Corner Front Yard 15’ minimum

Corner Front & Side Access 
Garages

20’ minimum

Corner Side Yard Facing Street 15’ minimum

SETBACKS — ACCESSORY STRUCTURES REQUIRING A BUILDING PERMIT

Front Yard Same as principal building

Side Yard 5’ minimum

Rear Yard 5’ minimum

* All subdivisions in Wildlflower Village Plan 1 that utilize a 15’ front setback shall be required to 

include a note placed on the plat as notification that proper buffering shall be required to meet 

Questar Gas Standards� Failure to meet proper buffering between the private utilities and public 

right-of-way may result in additional setback requirements and/or removal of foundations to meet 

this requirement�
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 1 - Primrose

Building Setback Detail
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 2 - Primrose

Building Setback Detail
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 3 - Sego Lily

Building Setback Detail
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 4 - Sego Lily
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 5 - Daisy
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Note: The landscaped island and parking area associated with it are subject to change or deletion�
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 6 - Daisy
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SECTION 4: Development Standards (cont’d)

Building Form — Single Family Residential

Neighborhood 7 - Wild Rose
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SECTION 4: Development Standards (cont’d)

Private Open Space — Single Family Residential

Private Public

Private Public

PRIVATE YARD*

Permitted 
Elements

Front Yard: Fences, hedges, & masonry walls 
(4’ max� height/3’ max� height inside clear-view 
triangle); outdoor furniture to stay within porch� 

Rear & Side Yard:  
6’ fences�

Surface 
Treatments

Groundcover, lawn, trees, flower gardens, 
vegetable gardens, & small shrubs� Stone mulch 
limited use with approval of WDRC� Landscape 

boulders are allowed. Artificial turf not allowed in 
front yard�

Special 
Requirements

Fences, hedges, & walls must be parallel with 
facade of principal building or placed along the 

front lot line�

Decks Decks may not extend into setback� Deck must 
stay within the setbacks as described above�

Schedule All residential lots in single family areas shall 
have the front yard and side yards landscaped 

within one year, and interior side and back yards 
within two years after receiving a certificate of 

occupancy�  Please reference City Code “Section 
19�06�05 Completion of Landscape Improvements; 

Adequate Assurances” for exceptions to this 
requirement due to weather conditions� 

Parking — Single Family Residential

Two off-street parking spaces are required per single family residential unit� Driveways for single 

family residential units meet this requirement� Please reference City Code “Section 19�12�06 General 

Subdivision Improvement Requirements” for standards on garages and covered parking�

Subdivision Access — Single Family Residential

Two separate means of vehicular access onto a collector or arterial road shall be required whenever 

the total number of dwelling units exceeds fifty.  Please reference “Section 19.12.06 General 

Subdivision Improvement Requirements” for standards on placement and exceptions to this 

requirement� 

* Lawn, patio, and garden areas are 
subject to approval by the Wildflower 
Design Review Committee (WDRC)�
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SECTION 5: Design Guidelines
Architecture Materials

The architectural standards presented in this Village Plan document are meant to govern the 

selection of building material and color scheme� The matrix below contains the potential building 

materials and how they can be used on the included home elevations� Materials are not limited to the 

details below� Additional materials may be introduced once approved by the WDRC� New materials to 

be introduced must maintain a high level of quality similar to the products listed below, and must be 

shown to be appropriate to a specified architectural style.

ARCHITECTURAL STYLES

Prairie Craftsman Farmhouse Utah Traditional European

E
XT

E
R

IO
R

 M
AT

E
R

IA
L

S

Composite Siding

Stone / Brick

Stone / Brick Not 

Required*

Stucco

Architectural Asphalt 

Shingles

Gable Returns

Metal Roofing

Main Body Low Pitched 

Roofs (Under 6/12—18” 

Minimum Overhang)

Exposed Rafter Tails

Shutters

Arched Windows
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SECTION 5: Design Guidelines (cont’d)

Craftsman Elevation

The Craftsman Style originated in Southern California and quickly became the dominant style for 

smaller homes built throughout the country in the early 1900s� Though bungalows are the most 

common form of the Craftsman elevation, “high-style” interpretations can be found in various 

locations and are sometimes called “stick houses�” The following features identify a Craftsman style 

home:

 » Lap siding, board and batten, and shake and shingle exteriors with limited use of stucco

 » Low-pitched gable roofs (4/12 and 6/12 roof pitches are most common)

 » Exposed rafter tails under eaves

 » Decorative corbels and braces

 » Front porches with possible extensions to the side and rear of the home

 » Porch supports (columns/pillars) that are typically rectangular or tapered (not round) with 

masonry bases� All columns/pillars to be a minimum of 12 inches square�

 » Large roof overhangs (typically 18 to 24 inches wide)

 » Window grids

 » Heavy, thick fascia

 » Single-hung and double casement windows

 » Exposed, decorative beams

 » Garage windows 

Window and Door 

Casing and Trim
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Craftsman Examples
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SECTION 5: Design Guidelines (cont’d)

Farmhouse Elevation

The design of the American Farmhouse was initially influenced strictly by function and geography. 

The farmhouse was always unpretentious, straightforward, and functional� It was shaped by the 

needs of the farmers, the local climate, and the materials available� The original farmhouse 

represented simple shelter structures, yet provided a place of pride to entertain important relatives 

and live their lives in some comfort� Today, there is a growing interest in a simple, back-to-basics 

lifestyle� The American Farmhouse symbolizes that ideal, and it gives today’s homeowners a tangible 

and sentimental connection to the nation’s history� The following features identify a Farmhouse style 

home:

 » Simple, single or double column porch supports (columns/pillars)

 » Simple, rectangular floor plan

 » Dormers 

 » Large, and often wrap-around, porches

 » Window grids

 » Large flat surfaces of board and batten on front elevation (typically 1.5 to 2 stories tall)

 » Low roof pitches above porches (typically 3/12 to 5/12)

 » Steeper roof pitches recommended on all other roofs, often as steep as 10/12 to 12/12 

 » Gable-style roofs (not hipped)

 » Dormers (gabled and shed dormers are appropriate)

 » Taller, more narrow windows

 » White or light-colored exterior colors (strongly recommended)

 » Dark or colored windows are common 
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 » Farmhouse Examples
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SECTION 5: Design Guidelines (cont’d)

European Elevation

The Wildflower European style combines an old world and romantic charm with modern elements. 

This style of home showcases many European influences such as Italian influence, Tudor style 

design cues, Mediterranean floor plans and Spanish home designs; the European style can easily 

range in size to fit each individual family’s needs. These homes are characterized by medium 

to steep roof pitches, detailed entrances, hip roof forms, arched openings and shutters� Unique 

elements such as multi-paneled windows of varying sizes, spacious living areas and high ceilings 

create the unique blend of comfort and refinement. The following features identify a European style 

home:

 » Moderate to high roof pitches

 » Hip roof forms

 » Arched or square openings

 » Decorative front porches

 » Shutters 
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 » European Examples
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SECTION 5: Design Guidelines (cont’d)

Prairie Elevation

The Prairie elevation is a recent style created by incorporating modern elements into the style of a 

traditional prairie home� This design emphasizes the simplicity and integrity that combines comfort, 

utility, and beauty, without imitating past styles� Prairie home plans have broad, gently sloping, 

shelter roofs with prominent, low chimneys� Balconies and terraces extend in several directions 

beyond the basic house, creating a protected outdoor space and a rhythm of vertical and horizontal 

planes� The following features identify a Prairie style home:

 » Low roof pitches (4/12-6/12)

 » Large modern-style windows (typically without grids)

 » Overhanging eaves, 18” to 24”recommended (Note: Eaves must be fire rated if less than 5 

feet from property line)

 » Horizontal, clean lines in the detailing

 » Lap siding or stucco with masonry details

 » Open floor plans

 » Wide, rectangular columns/pillars

 » Prominent low chimneys

 » Brick as needed for masonry elements

 
The following features are often incorporated into traditional Prairie style homes in order to add a 

contemporary feel:

 » Large, tall windows

 » Modern, glass panel front door and garage

 » Wide front door (42 inches wide or larger)
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Prairie Examples
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SECTION 5: Design Guidelines (cont’d)

Utah Traditional Elevation

Traditional Utah architecture is very similar to domestic architecture elsewhere in the United States� 

This style is based on existing cultural traditions and/or current trends in architecture, rather than 

being original� It does, however, represent the early pioneer heritage and the eventual merging of 

Utah with mainstream American society� The result provides a certain sameness from community to 

community� The following features identify a Utah Traditional home:

 » Roof pitches (6/12 and greater)

 » Hipped and gabled roofs are common 

 » Shutters

 » Masonry (brick or stone) 

 » Body materials of siding or stucco 

 » Gable returns 

 » Arched windows, front doors, and garages

 » Use of copper or other metal on small roof elements

 » Bay or boxed windows

 » Wide front door (42 inches wide or larger)
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Utah Traditional Examples
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SECTION 5: Design Guidelines (cont’d)

Exterior Color Schemes

All exterior colors will be compatible with the architectural style of each dwelling. Bright artificial 

colors such as pastels, neons, fluorescents, etc will not be allowed.

Color is a critical element for creating the ambiance of the overall community� A well-designed 

color palette should be based on natural elements� Appropriate use of color will bring unity to 

each neighborhood and help establish a sense of community� Additional colors may be added 

upon approval by the WDRC�

EXAMPLE COLORS - 01

Hardie - Color 2
Manufacturer:
Hardie Color Plus 
Color:
Sandstone Beige

Hardie - Color 1
Manufacturer:
Hardie Color Plus 
Color:
Timber Bark

Front Door
Manufacturer:
Sherwin Williams
Color:
Fireweed SW6328

Soffi t, Fascia, Trim
Manufacturer:
Hardie Color Plus
Color:
Arctic White

Hardie - Color 2
Manufacturer:
Hardie Color Plus 
Color:
Sandstone Beige

Hardie - Color 1
Manufacturer:
Hardie Color Plus 
Color:
Boothbay Blue

Front Door
Manufacturer:
Kwal
Color:
Racoon CL3176N

Soffi t, Fascia, Trim
Manufacturer:
Hardie Color Plus
Color:
Arctic White

Hardie - Color 2
Manufacturer:
Hardie Color Plus 
Color:
Sandstone Beige

Hardie - Color 1
Manufacturer:
Hardie Color Plus 
Color:
Heathered Moss

Front Door
Manufacturer:
Kwal
Color:
Jumpsuit CL2986A

Soffi t, Fascia, Trim
Manufacturer:
Hardie Color Plus
Color:
Arctic White

EXAMPLE COLORS - 02

EXAMPLE COLORS - 03
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Native Regional Suitability

The color palette established for Wildflower has been based on the native flowers found at 

Wildflower and the surrounding area as well as a variety of hues found in the landscape. 

Approved colors include native and natural tones found in the Utah landscape, including earth 

tones and colors indicative of mountainous and prairie settlements� 

Stylistic Appropriateness

The colors used at Wildflower should reflect the architectural styles being offered at Wildflower. 

Fewer colors are typically more appropriate than incorporating a large variety of colors on 

individual buildings� This keeps homes from distracting from the overall ambiance of the 

community�

Community Cohesiveness

The relationship of colors between neighboring homes is critical when selecting the palette for 

each building facade. A sense of flow is created by balancing building elements, which have 

similar tones across many buildings, yet incorporate a variety of color elements, making each 

home unique�

Main Body and Trim

Color schemes for Wildflower may have a softer contrast between the main body and trim colors 

for a more subtle appearance� Alternatively, some homes may have a stronger contrast between 

the main body and trim colors� 

Roofing Colors and Materials

It is especially important to consider color variation with roofing materials in order to encourage 

diversity and architectural interest in each neighborhood and throughout the community�

Architectural Diversity

Adjacent homes or homes directly across a street from each other may not share the same 

elevation or the same color scheme� Refer to exhibit on page S5-14�
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Limitation on Repetition of Design and Color
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SECTION 5a: Fencing Plan
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LANDSCAPE ARCHITECTURE
& PLANNING

Artspace Solar Gardens
850 South 400 West : Studio 104

Salt Lake City, Utah  84101

(801) 474-3300

0 600'

SCALE IN FEET

300'

NORTH

Mountain View Corridor

REQUIRED: 6’ VINYL SEMI-PRIVACY FENCE 

REQUIRED: 6’ VINYL PRIVACY FENCE

REQUIRED: 6’ SIMTEK PRIVACY FENCE

OPTIONAL: 6’ VINYL FENCE

01/8/2016
201514

MV
LB
MV

LANDSCAPE ARCHITECTURE
& PLANNING

Artspace Solar Gardens
850 South 400 West : Studio 104

Salt Lake City, Utah  84101
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NORTH

Mountain View Corridor

REQUIRED: 6’ VINYL SEMI-PRIVACY FENCE 

REQUIRED: 6’ VINYL PRIVACY FENCE

REQUIRED: 6’ SIMTEK PRIVACY FENCE

OPTIONAL: 6’ VINYL FENCE

01/8/2016
201514

MV
LB
MV

LANDSCAPE ARCHITECTURE
& PLANNING

Artspace Solar Gardens
850 South 400 West : Studio 104

Salt Lake City, Utah  84101

(801) 474-3300

0 600'

SCALE IN FEET

300'

NORTH

Mountain View Corridor

REQUIRED: 6’ VINYL SEMI-PRIVACY FENCE 

REQUIRED: 6’ VINYL PRIVACY FENCE

REQUIRED: 6’ SIMTEK PRIVACY FENCE

OPTIONAL: 6’ VINYL FENCE

* Required fences adjacent to lots are a 

requirement of the builder, not developer, and 

shall be installed prior to receiving certificate of 

occupancy�

** If certificate of occupancy is issued between 

November and March, fencing to be installed by 

end of June�
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SECTION 5: Design Guidelines (cont’d)

Fence Type Examples

6’ Vinyl Semi-Privacy Fence*

6’ Vinyl Privacy Fence

6’ SimTek Privacy Fence

*Openings in semi-privacy fence to match the City standard of 1-inch�
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SECTION 6: Associations
Home Owners Associations

In accordance with section 19�26�03,2,d of the Planned Community Zone ordinance, a Master 

Home Owners Association (HOA) will be established to review, approve, and enforce architectural 

requirements and restrictions, and to address common area maintenance obligations for the entire 

Wildflower Community. Where required, typically in multi-family areas in later phases, sub-HOAs will 

be established to address area-specific costs. 

Wildflower Design Review Committee (WDRC)

In order to create, maintain and improve the Project as a pleasant, desirable and sustainable 

community, and to establish and implement a consistent and harmonious design concept and 

to protect and promote the present and future values of Wildflower Development, all exterior, 

architectural building elevations and building materials, colors and usage design, site plan and 

landscape treatments, wall and fencing, and signage within Village Plan Area 1 shall be subject to a 

Design Review Process and approval by the established Wildflower Development Review Committee 

(WDRC)�

The WDRC shall review and approve all residential site plans and building permits prior to 

beginning the City of Saratoga Springs submittal and review processes� The WDRC shall consist 

of representatives from the following: the Master Developer and a selected team of design 

professionals, i�e� planners, engineers, architects, contractors, etc� The Master Developer shall 

retain the right to retain or replace members of the WDRC at its discretion�



Village Plan  |   Area 1 S 7 - 1

SECTION 7: Phasing & Maintenance Plan
Phasing

As indicated on page 15 in the Wildflower Community Plan, Wildflower Village Plan Area 1 is the first 

phase for the Wildflower at Saratoga Springs development. Preliminary phasing for Village Plan Area 

1 is shown on the Phase Plan on the following page, including open space� Phasing for open space 

in future village plan areas shown in the Detailed Use Plan in Section 3 will be determined at the 

corresponding Village Plan stage� 

Maintenance

Maintenance for all common open space areas within Wildflower Village Plan Area 1, including 

park strips, private parks, and developed and natural open space, will be provided by the Master 

Homeowners Association (HOA) described in Section 6 of this Village Plan� Any open space where 

ownership is transferred to the City for use as a City Park will be maintained by the City of Saratoga 

Springs� 
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SECTION 7a: Phasing Plan

The balance of the open space approved in the plan is owned and controlled by 

UDOT, so improvement and use will correlate with their timeline�

Phases that depend on future 

improvements are not allowed�
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SECTION 8: Lotting Map

01/8/2016
201514

MV
LB
MV

LANDSCAPE ARCHITECTURE
& PLANNING

Artspace Solar Gardens
850 South 400 West : Studio 104

Salt Lake City, Utah  84101

(801) 474-3300

0 600'

SCALE IN FEET

300'

NORTH

#1: Primrose
Lots: 8,000 - 14,000 s.f.

#7: Wild Rose
Lots: 5,000 
- 7,500 s.f. 

#6: Daisy
Lots: 4,500 - 7,000 s.f.

#5: Daisy
Lots: 8,000 - 11,000 s.f.

#4: Sego Lily
Lots: 4,5000 - 8,000 s.f.

#2: Primrose
Lots: 9,000 - 14,000 s.f.

#3: Sego Lily
Lots: 4,500 - 7,000 s.f.

Mountain View Corridor

01/8/2016
201514

MV
LB
MV

LANDSCAPE ARCHITECTURE
& PLANNING

Artspace Solar Gardens
850 South 400 West : Studio 104

Salt Lake City, Utah  84101

(801) 474-3300

0 600'

SCALE IN FEET

300'

NORTH

#1: Primrose
Lots: 8,000 - 14,000 s.f.

#7: Wild Rose
Lots: 5,000 
- 7,500 s.f. 

#6: Daisy
Lots: 4,500 - 7,000 s.f.

#5: Daisy
Lots: 8,000 - 11,000 s.f.

#4: Sego Lily
Lots: 4,5000 - 8,000 s.f.

#2: Primrose
Lots: 9,000 - 14,000 s.f.

#3: Sego Lily
Lots: 4,500 - 7,000 s.f.

Mountain View Corridor

AREA NEIGHBORHOOD LOT 
SIZE PERCENTAGE 

EXCEPTIONS

MIN� LOT SIZE WIDTH 
AT FRONT SETBACK

TYPICAL RANGE OF 
LOT SIZES

SIDE YARD 
SETBACKS

Neighborhood 1: 
Primrose*

N/A 60’ 8,000 - 14,000 6’/12’

Neighborhood 2: 
Primrose

Max� 10% of lots 8,000 - 
9,000 s�f�

70’ 9,000 - 14,000 8’/16’

Neighborhood 3: 
Sego Lily

N/A 45’ 4,500 - 7,000 5’/10’

Neighborhood 4: 
Sego Lily

Max� 25% of lots 4,500 - 
5,000 s�f�

45’ 4,500 - 8,000 5’/10’

Neighborhood 5: 
Daisy

Max� 10% of lots 7,000 - 
8,000 s�f�

60’ 8,000 - 11,000 6’/12’

Neighborhood 6: 
Daisy

N/A 50’ 4,500 - 7,000 5’/10’

Neighborhood 7: 
Wild Rose

N/A 45’ 5,000 - 7,500 5’/10’

*In Neighborhood 1: Primrose, lots immediately adjacent to the Pumpkin Patch Neighborhood of 
Harvest Hills shall be equal to or greater than 10,000 s�f�

** Summary of setbacks� Full setback details can be found on page 26 of Community Plan and in the 
Development Standards in Section 4 of this Village Plan�
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SECTION 9: Landscape Plan & Plant Palette

Landscape Concept Plan

Neighborhoods 1 and 2
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SECTION 9: Landscape Plan & Plant Palette (cont’d)

Landscape Concept Plan

Neighborhoods 3 and 4
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SECTION 9: Landscape Plan & Plant Palette (cont’d)

Landscape Concept Plan

Neighborhoods 5, 6, and 7
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SECTION 9: Landscape Plan & Plant Palette (cont’d)

Landscape Concept Plans

for Typical Signage
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SECTION 10: Utility Plans
The following maps provide greater detail on the utilities for Wildflower Village Plan Area 1.

Section 10a: Culinary Water Plan

Section 10b: Secondary Water Plan

Section 10c: Sewer Plan

Section 10d: Stormwater Drainage Plan

Section 10e: Master CFP Plan
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SECTION 10a: Culinary Water Plan
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SECTION 10b: Secondary Water Plan
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SECTION 10b (cont’d): Secondary Water Plan

LEI PROJECT #:

DRAWN BY:

CHECKED BY:

SCALE:

DATE:

SHEET

2013-0902

BLS

GDM

1" = 50'

5 -

--

REVISIONS

4 -

--

3 -

--

2 -

--

1 -

--

7/13/2015

3302 N.  Ma in  S t reet
Spanish Fork, UT 84660
Phone: 801.798.0555
F a x :  8 0 1 . 7 9 8 . 9 3 9 3
o f f i c e @ l e i - e n g . c o m
w w w . l e i - e n g . c o m

1

W
IL

D
FL

O
W

E
R

S
A

R
A

T
O

G
A

 S
P

R
IN

G
S

, U
T

A
H

S
E

C
O

N
D

A
R

Y
 W

A
T

E
R

 P
O

N
D

 E
X

H
IB

IT

-  A Utah Corporation -Secondary Water Pond
Final design & sizing to be coordinated & 

approved with final plats.



Village Plan  |   Area 1 S 10 - 9

SECTION 10c: Sewer Plan

1" = 300'

V
IL

LA
G

E
 1

, S
E

W
E

R
 M

A
S

T
E

R
 P

LA
N

1

LEI PROJECT #:

DRAWN BY:

CHECKED BY:

SCALE:

DATE:

EXHIBIT

2013-0902

BLS

GDM

5 -

--

REVISIONS

4 -

--

3 -

--

2 -

--

1

-

6/10/2016

3302 N .  Ma in  St reet
Spanish Fork, UT 84660
Phone: 801.798.0555
F a x :  8 0 1 . 7 9 8 . 9 3 9 3
o f f i c e @ l e i - e n g . c o m
w w w . l e i - e n g . c o m

W
IL

D
FL

O
W

E
R

S
A

R
A

T
O

G
A

 S
P

R
IN

G
, U

T
A

H

MOUNTAIN VIEW CORRIDOR

REDWOOD           
       ROAD

MOUNTAIN VIEW STORM
WATER POND

-

N
EC

TR
A

   
W

A
Y

H
A

R
V

E
S

T
 H

IL
LS

 B
LV

D

A
S

P
E

N
  H

IL
LS

  B
LV

D

FOOTHILL BLVD (800 W)

-

MOUNTAIN VIEW CORRIDOR

21
00

  N
O

R
T

H

PROVIDENCE   DR

HARVEST
HILLS

CONNECT TO
EXISTING
12" SEWER
(SEE NOTE 5)

B (603 ERU'S)

12" OFFSITE
SEWER

 EXISTING SEWER
18" SEWER

 EXISTING SEWER
12" SEWER

 EXISTING SEWER
18" SEWER

NOTES

MOUNTAIN VIEW CORRIDOR

PROPOSED  18" SEWER

PROPOSED  12" SEWER

PROPOSED 8" SEWER

EXISTING SEWER

SEWER AREA NODE "A"

SEWER AREA NODE "B"

SEWER AREA NODE  "C"

LEGEND

STUB SEWER
FOR FUTURE
DEVELOPMENT

STUB SEWER
FOR FUTURE

DEVELOPMENT

STUB SEWER
FOR FUTURE

DEVELOPMENT

CONNECT TO
EXISTING SEWER 18"

SEWER

12" OFFSITE
SEWER

A (772 ERU'S)

CANAL
CROSSING

BORE
ACROSS

REDWOOD

Final design & sizing to be coordinated & 

approved with final plats.
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SECTION 10d: Storm Water Drainage Plan
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approved with final plats.

An executed agreement between Saratoga 

Springs & Canal Company allowing for drainage 

shall be required prior to final plat approval.

If discharge is not allowed into the existing canal 

to manage the 100-year event, downstream 

storm facilities will be required according to 

the City’s Capital Facilities Plan and Impact Fee 

Facilities Plan�
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SECTION 10e: Capital Facility Upgrade Plan
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This document is for reference only� The City’s Capital Facilities Plans and Impact Fee Facilities Plans stand alone�
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SECTION 11: Vehicular Plan
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TRAFFIC CALMING
SECTION

NOTES

Traffic calming is required along all street segments longer than 1000 feet without at least a 45˚ bend.

The intersection of Harvest Hills Blvd with SR-68 shall be reconstructed to add a dual-left-turn (northbound) movement in 
accordance with UDOT requirements if capacity noted in traffic study exceeds phase one and the MVC frontage road has not yet 
been built� If the frontage road has been constructed, then this requirement is removed�
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SECTION 12: Pedestrian & Bicycle Plan
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Walking and bicycle trail along MVC shall be designed and 
constructed by UDOT to their standards�
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SECTION 13: Density Transfers
Exhibit Two: Land Use Master Plan (page14), Equivalent Residential Unit Transfers (page 21), 

and Density (page 22) of the “Wildflower Community Plan” establish the number of Equivalent 

Residential Units (ERUs) and density for Wildflower. 

An Equivalent Residential Unit (ERU) is defined by the Saratoga Springs Municipal Code as a unit 

of measurement to evaluate development impacts on public infrastructure including water, sewer, 

storm drainage, parks, roads and public safety of proposed residential and commercial land uses� 

Every residential and commercial unit is a minimum of one ERU. Since build-out of the Wildflower 

development will occur over many years, flexibility is necessary to respond to market conditions, 

site conditions, and other factors� Therefore, residential density ERUs may be transferred within the 

project as necessary to improve design, accessibility, and marketability� The City acknowledges that 

the master developer shall have the ability in its reasonable business judgment to transfer ERUs 

between residential areas within the project upon written notice to the City and delivery to the City 

of written consent of the property owners of the neighborhoods which are sending and receiving 

such densities (if different from the master developer), so long as any such transfer adheres to the 

following standards: 

 » Any transfer of ERUs into or out of any neighborhood type established in the Community 

Plan shall not exceed fifteen percent (15%) without approval of the City Council. In no case 

shall the transfer of ERUs into or out of any land use designation or district exceed twenty-

five (25%) of that established in the Community Plan. ERU transfers shall comply with the 

neighborhood breakdown on page 27 of the Community Plan� 

 » ERUs may not be transferred from a more intensive neighborhood into a less intensive 

neighborhood designated in this Community Plan located east of the identified Mountain 

View Corridor and bordering any portion of the Harvest Hills subdivision if such transfer 

would result in single family lots smaller than 4,500 square feet� 

 » ERUs may not be transferred into any open space or park unless said use and acreage is 

replaced elsewhere within the same neighborhood�

Village Plan Area 1 is approximately 169 acres in size, and contains 571 units� See Detailed Buildout 

Allocation in Section 3 for density transfers within Village Plan Area 1� 
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SECTION 14: Additional Detailed Plans
The following elements have been included to detail plans and direction contained in the Community Plan for 

Village Plan Area 1:

Section 14a: Neighborhood Names

Section 14b: Signage Plan

Section 14c: Grading Plan

Section 14d: Open Space Management

Section 14e: Natural Resource Inventory Plan

Section 14f: Wildlife Mitigation

Section 14g: Sensitive Lands Protection

Section 14h: Fire Protection Plan

Section 14i: Traffic Study
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SECTION 14a: Neighborhood Names
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SECTION 14b: Signage Plan

Village Plan  |   Area 1 1
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SECTION 14b: Signage Plan

* Primary Entrance Sign 
(Development)

* Secondary Entrance Sign 
(Development)

* Secondary Entrance Sign 
(Neighborhood)

* Builder Directional Sign
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NOTE: Drawings 
show design intent� 

Contractor to provide 
shop drawings for 
owner/architect 
to review prior 

to construction� 
Contractor to 

coordinate with owner 
for finish selections, 

provide shop drawings 
for metal panels, and 

signage lettering� 
Coordinate with 

owner for additional 
information�
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to coordinate with owner for finish selections, provide shop drawings 
for metal panels, and signage lettering� Coordinate with owner for 

additional information�

Secondary entrance signs have two functions:

1� The “development” version of this sign 

is used when a smaller sign is needed 

at secondary access points into the 

community� 

2� The “neighborhood” version of this sign 

is used as a neighborhood entry feature 

announcing the name of the specific 

neighborhood� 
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BUILDER  
DIRECTIONAL SIGN 

Maximum Height 12 Feet

There will be 14 temporary, 

fixed way-finding signs in 

place at any given time� The 

height may vary depending 

on the number of builders in 

a given area� The examples 

show a directional sign with 

three and six builders�

All directional signage will be 

removed when construction 

is complete and model 

homes are closed in each 

neighborhood� 

Snipe and bootlegs are not 

allowed in the community�
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SECTION 14c: Grading Plan
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SECTION 14d: Open Space Management 
Plan

Wildflower meets the City’s requirements for a minimum of 30-percent improved and native, public 

and private open space within the Planned Community District area, as shown on the following table 

and maps, and as described below:

UDOT has a total of 26.88 acres of open space within the residential portion of the Wildflower 

Community Plan� This is located in the Mountain View Corridor, its trails, and the detention basin�  

(See the Overall Open Space Exhibit found on page S14-11 for the Community Plan�) This accounts 

for 6�08% open space in the project� The development requires 30%, and developer will contribute to 

the overall residential area an additional 106�69 acres, which is 23�92% of the total residential land�  

Wildflower shall be required to meet a 23.92% open space requirement on a phase-by-phase basis 

to stay compliant, with the remaining percentage coming through UDOT� The remaining 6�08% will be 

improved by UDOT in conjunction with the Mountain View Corridor� 

The amount of open space provided within Village Plan Area 1 is 11�8% of the required total� On the 

west side of the corridor, an additional 19�95 acres of open space will be dedicated or bonded as 

part of platting, so that as a cumulative, the plats are always balanced at a minimum of 24�15% open 

space� Additionally, the developer is committed to spend $2000/unit on improvements, which is also 

required to stay balanced on a cumulative basis�
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Village Plan Area 1

Units Acres Park Construction Value Total Value Phase Required/Phase Discrepancy

Neighborhoods 1-7 571 15�74 $2,071,804 $2,071,804  $1,142,000  $929,804 

Additional Open Space Ground Contributed from West of 
Corridor Towards Village Plan Area 1 Requirement

0 19�95 $0 $0 $0 $0

Total Village 1 571 35�69 $0 $2,071,804  $1,142,000  $929,804 

Carryover to Village 2 0 0 - $929,804 $0 $0 - $929,804 

Future Village Plan Requirements

Units Acres Park Construction Value Total Value Phase Required/Phase Discrepancy

Future Village Plans 897 71�31  $864,196  $864,196  $1,794,000 -$929,804

Carryover from Village Plan Area 1 0 0  $929,804  $929,804 $0  $929,804 

Total Future Village Plans 897 71�31  $1,794,000  $1,794,000  $1,794,000 $0

UDOT Open Space in MVC Trails & Detention

Units Acres Park Construction Value Total Value Phase Required/Phase Discrepancy

UDOT MVC Trails & Detention 0 26�0 $0 $0 $0 $0

Total UDOT 0 26�0 $0 $0 $0 $0

Total Open Space Required Per Community Plan

Units Acres Park Construction Value Total Value Phase Required/Phase Discrepancy

Village Plan Area 1 571 35�7  $2,071,804 $2,071,804  $1,142,000  $929,804 

Future Village Plans 897 71�3  $864,196  $864,196  $1,794,000 -$929,804

UDOT 0 26�0 $0 $0 $0 $0

Total Village Plan Area 1 1,468 133  $2,936,000  $2,936,000  $2,936,000 $0

Total Open Space Required Per Community Plan

Units Acres of Open Space % of Total Ground

Wildflower Owned (Village Plan Are 1 plus Future Village Plans) 1,468 107 24�15% 

UDOT 0 26 5�85%

Total Village Plan Area 1 1,468 133 30%

SECTION 14d: Open Space Management Plan (cont’d)

The open space outside of this Village Plan shall be dedicated at the time any plat 

does not have the sufficient 23.92% Open Space and sufficient Open Space is not 

available to dedicate from within this Village Plan�

Estimates for each park and amenity to be prepared and submitted by a licensed 

landscape architect at time of platting toward the required values of this village plan�  

Construction values to count all park/open space improvements and equipment costs�
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SECTION 14d: Open Space Management Plan (cont’d)
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SECTION 14d: Open Space Management Plan (cont’d)

Typical Trail Sections

MOUNTAIN VIEW
CORRIDOR TRAIL BY UDOT

5’ 10’
TRAIL

VARIES
CATCH SLOPE

PL

NOTES
1. ALL TRAILS SHALL BE ADA ACCESSIBLE AND PROVIDE MAINTENANCE ACCESS.

2. CENTERLINE RADIUS OF MEANDERING TRAILS SHALL BE 100’ MIN.

4:1 SLOPE MAX.

4:1 SLOPE MAX.
4:1 SLOPE MAX.

3” ASPHALT

8” ROAD BASE
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space A:  Private Neighborhood Park  

Open Space B:  Private Neighborhood Park 

Open Space C:  Private Greenway  

Open Space D:  Public Community Park  

Open Space E:  Private Neighborhood Park 

Open Space F: Private Neighborhood Park 
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Open Space Locator Map
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SECTION 14d: Open Space Management Plan (cont’d)

BENCH

BUILDER 
DIRECTIONAL SIGN

DETENTION BASIN

EXISTING CANAL

DECIDUOUS
TREES (TYP�)

IRRIGATED
SOD (TYP�)

Open Space A Illustrative
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SECTION 14d: Open Space Management Plan (cont’d)

BENCH

DECIDUOUS
TREES (TYP�)

IRRIGATED
SOD (TYP�)

SMALL PAVILION 
WITH (1) PICNIC TABLE

BENCH

SEE PLAYGROUND
CONCEPT

(following pages)

Open Space B Illustrative
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space B Playground Concept

All materials and equipment will conform to 
the current issue of the “Handbook for Public 
Playground Safety” published by the Consumer 
Product Safety Commission (C�P�S�C�) and ASTM 
F1487-11� The manufacturer will be responsible 
for correcting any product violations of the 
C�P�S�C� Guidelines and ASTM F1487-11, to the 
satisfaction of the Owner, should they be found 
after installation� 

Playground equipment must hold the International 
Play Equipment Manufacturers Association 
(IPEMA) certification.

Playground will be accessible in accordance with 
the latest ADA Accessibility Guidelines (ADAAG) 
Section 15�6 Play Areas�

Contractor will be responsible for coordinating 
with the State for a playground safety audit prior 
to opening playgrounds for use� Final payment 
will not be authorized until audit is complete and 
found to be/or is corrected to be in compliance 
with design standards, recommendations, and 
requirements�

Playground Safety Audit Certificates for each 
playground to be provided�

MEGA TOWER PLAY SYSTEM WITH 

ADJOINING ARCH AND CLIMBER AND 

SPINNER�

Play area surfacing to be engineered wood 
fiber and will conform to the current issue of 
the “Handbook for Public Playground Safety” 
published by the Consumer Product Safety 
Commission (C�P�S�C�) and ASTM F1487-11�
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space B Playground Concept
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space B Playground Concept
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space B Playground Concept
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SECTION 14d: Open Space Management Plan (cont’d)

BENCH
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Open Space C Illustrative
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SECTION 14d: Open Space Management Plan (cont’d)

DECIDUOUS
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SECTION 14d: Open Space Management Plan (cont’d)
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space D Playground Concept

The total capacity for all play equipment 

shown is approximately 93 children�

Play area surfacing to be engineered wood 
fiber and will conform to the current issue of 
the “Handbook for Public Playground Safety” 
published by the Consumer Product Safety 
Commission (C�P�S�C�) and ASTM F1487-11�

All materials and equipment will conform to 
the current issue of the “Handbook for Public 
Playground Safety” published by the Consumer 
Product Safety Commission (C�P�S�C�) and 
ASTM F1487-11� The manufacturer will 
be responsible for correcting any product 
violations of the C�P�S�C� Guidelines and ASTM 
F1487-11, to the satisfaction of the Owner, 
should they be found after installation� 

Playground equipment must hold the 
International Play Equipment Manufacturers 
Association (IPEMA) certification.

Playground will be accessible in accordance 
with the latest ADA Accessibility Guidelines 
(ADAAG) Section 15�6 Play Areas�

Contractor will be responsible for coordinating 
with the State for a playground safety audit 
prior to opening playgrounds for use� Final 
payment will not be authorized until audit 
is complete and found to be/or is corrected 
to be in compliance with design standards, 
recommendations, and requirements�

Playground Safety Audit Certificates for each 
playground to be provided�
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space D Playground Concept
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SECTION 14d: Open Space Management Plan (cont’d)

Open Space D Playground Concept
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SECTION 14d: Open Space Management Plan (cont’d)

UN-IRRIGATED 
NATIVE SEED MIX

DETENTION BASIN

Open Space E Illustrative

Open Space F Illustrative
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SECTION 14e: Natural Resources Inventory Plan

This Natural Resources Inventory Plan was approved as part of the 

Wildflower Community Plan, and is used for reference in several of the 

following sections�

Village Area 1 Boundary (added to this map for reference purposes)

Natural Resources Inventory Plan



Village Plan  |   Area 1 S 14 - 27

SECTION 14f: Wildlife Mitigation Plan
As indicated in the Natural Resources Inventory Plan in Section 14e of this document, Wildlife 

is typical of the foothill areas of the Wasatch Front, and no known endangered, threatened, or 

rare flora or fauna are known to exist on the site. Therefore, no wildlife mitigation is required for 

Village Plan Area 1� 
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SECTION 14g: Sensitive Lands Protection
Sensitive lands cannot be included within lots� However, in accordance with the mass grading 

plan approved with the Community Plan, areas that are graded out of sensitive lands are allowed 

to be included within lots� As indicated in the Natural Resources Inventory Plan in Section 14e of 

this document, there are several areas of sensitive lands (shown in red) within the Village Plan 

Area 1 boundary� These areas represent land with slopes greater than 30%, and are primarily 

found in neighborhoods #1 and #2 Primrose, with a small amount found in the open space 

south of neighborhood #7 Wild Rose� These areas are anticipated to have slopes less than 30% 

after the mass grade is complete� Areas with slopes greater than 30% that remain outside of 

the defined building pads after mass grading of the area will be protected by means of Slope 

Easements� These sensitive lands shall be required to have a note placed on the plat to identify 

the location of the easement and the lots affected�

Example of Slope Easement on Plat

Special not for lots xxx – xxx:  All homes and accessory buildings or structures shall be 

constructed only within the buildable area for such lots and outside the slope easement area 

identified on this plat. No changes in grade shall be permitted within the slope easement area 

without express written permission from the City� This prohibition shall not apply to the planting 

of grass, flowers and small shrubs and trees indigenous to the area, or placement of decorative 

rock and similar non-invasive landscaping� This exception for planting does not permit the 

installation of irrigation systems within the slope easement which shall require the express 

written permission from the City�
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SECTION 14h: Fire Protection Plan
As described in the Wildflower Community Plan, The project lies entirely within the City defined 

Wildland/Urban Interface� At the time a preliminary plat is submitted, a Fire Protection Plan in 

accordance with the Utah Wildland-Urban Interface Code shall be prepared to assess site specific 

wildfire risk. This assessment includes consideration of location, topography, aspect, flammable 

vegetation, climatic conditions and fire history. The plan shall address water supply, access, building 

ignition and fire-resistance factors, fire protection systems and equipment, defensible space and 

vegetation management� Feasibility of the Fire Protection Plan will be reviewed at time of preliminary 

plat and shall be in accordance with the Utah Wildland Urban Interface Code�
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SECTION 14i: Traffic Study

The revised traffic study addresses the entire Wildflower community. However, it is broken into two 

segments. The first is the number of units that can be developed and have an adequate capacity on 

current collectors� The second segment is the number of units that can be developed and have an 

adequate capacity on the MVC frontage roads are built�
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SECTION 14i: Traffic Study (cont’d)
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SECTION 14i: Traffic Study (cont’d)

Saratoga Springs – Wildflower Traffic Impact Study i

EXECUTIVE SUMMARY 

This study addresses the traffic impacts associated with proposed Wildflower residential 
development in Saratoga Springs, Utah. The proposed development is located on the west side 
of Redwood Road (SR-68) and the existing Harvest Hills residential development.  

Included within the analyses for this study are the traffic operations and recommended mitigation 
measures for existing conditions and plus project conditions (conditions after development of the 
proposed project) at key intersections and roadways in the vicinity of the site. Future 2020 and 
2040 conditions are also analyzed. 

TRAFFIC ANALYSIS 

The following is an outline of the traffic analysis performed by Hales Engineering for the traffic 
conditions of this project. 

Existing (2016) Background Conditions Analysis 

Hales Engineering performed weekday morning (7:00 – 9:00 a.m.) and afternoon (4:00 to 6:00 
p.m.) peak period traffic counts at the following intersections: 

 Redwood Road (SR-68) / 2100 North (SR-85) 
 Redwood Road (SR-68) / Spring Hills Drive 
 Redwood Road (SR-68) / Harvest Hills Boulevard 
 Providence Drive / Harvest Hills Boulevard 
 Harvest Moon Drive / Spring Hills Drive 
 Providence Drive / Harvest Moon Drive 

These counts were performed on Wednesday, January 27, 2016. The a.m. peak hour was 
determined to be between the hours of 7:00 and 8:00 a.m. and the p.m. peak between 5:00 
and 6:00 p.m. The afternoon volumes were approximately 17 percent higher than the morning 
volumes and were used for this analysis. Detailed count data are included in Appendix A. 

As shown in Table ES-1, the Redwood Road (SR-68) / Spring Hills Drive intersection is 
currently operating at LOS F. All other study intersections are currently operating at 
acceptable levels of service during the p.m. peak hour. The 95th percentile queues at the 
Redwood Road (SR-68) / Harvest Hills Boulevard extend for several hundred feet on the 
north- and southbound approaches. The southbound queue, at times, blocks an upstream 
intersection. The queues on the eastbound approach to the Redwood Road (SR-68) / Spring 
Hills Drive intersection also extend for several hundred feet. No other significant queueing 
was observed during the p.m. peak hour. 
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SECTION 14i: Traffic Study (cont’d)

Saratoga Springs – Wildflower Traffic Impact Study ii

Project Conditions Analysis 

The proposed land use for the development has been identified as follows: 
 Single-Family Detached Housing:   1,069 Dwelling Units 
 Residential Condominium/Townhouse   246 Dwelling Units 

The total trip generation for Phase I of the development is as follows: 
 Daily Trips:      5,184 
 a.m. Peak Hour Trips:     408 
 p.m. Peak Hour Trips:     502  

The total trip generation for both Phase I and Phase II of the development is as follows: 
 Daily Trips:      6,042 
 a.m. Peak Hour Trips:     471 
 p.m. Peak Hour Trips:     577  

Existing (2015) Plus Project Conditions Analysis 

As shown in Table ES-1, all three study intersections on Redwood Road (SR-68) are 
anticipated to operate at LOS F with project traffic added during the p.m. peak hour. All other 
study intersections are anticipated to operate at LOS A. The 95th percentile queues on all 
three approaches to the Redwood Road (SR-68) / Harvest Hills Boulevard intersection are 
anticipated to extend for several hundred feet.  

Future (2020) Background Conditions Analysis 

As shown in Table ES-1, the Redwood Road (SR-68) / 2100 North (SR-85) and Redwood 
Road (SR-68) / Spring Hills Drive intersection are anticipated to operate at LOS F with future 
2020 traffic conditions. All other study intersections are anticipated operate at acceptable 
levels of service during the p.m. peak hour. The 95th percentile queues at the Redwood Road 
(SR-68) / 2100 North (SR-85) intersection are anticipated to be excessive on all three 
approaches during the p.m. peak hour. The 95th percentile queues on the southbound 
approach to the Redwood Road (SR-68) / Harvest Hills Boulevard intersection are 
anticipated to extend several hundred feet. The queues on the eastbound approach to the 
Redwood Road (SR-68) / Spring Hills Drive intersection are anticipated to be excessive due 
to the difficulty of executing left-turn movements at this location. 

Future (2020) Plus Project Conditions Analysis 

As shown in Table ES-1, the Redwood Road (SR-68) / 2100 North (SR-85) intersection is 
anticipated to operate at LOS F with project traffic added. All other study intersections are 
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SECTION 14i: Traffic Study (cont’d)

Saratoga Springs – Wildflower Traffic Impact Study iii

anticipated to operate at acceptable levels of service during the p.m. peak hours. Significant 
queuing is anticipated at the Redwood Road (SR-68) / 2100 North (SR-85) intersection on 
all approaches. No other significant queuing is anticipated. 

Future (2040) Plus Project Conditions Analysis 

As shown in Table ES-1, the Redwood Road (SR-68) / 2100 North (SR-85) intersection is 
anticipated to operate at LOS F, and the Southbound Mountain View Corridor Frontage Road 
/ Harvest Hills Boulevard intersection is anticipated to operate at LOS E during the p.m. peak 
hour. All other study intersections are anticipated to operate at acceptable levels of service. 
Significant queuing is anticipated at the Redwood Road (SR-68) / 2100 North (SR-85) on the 
southbound approach, and at the Southbound Mountain View Corridor Frontage Road / 
Harvest Hills Boulevard intersection on the south- and eastbound approaches. 
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SECTION 14i: Traffic Study (cont’d)

Saratoga Springs – Wildflower Traffic Impact Study iv

Intersection

Existing 2016 
Background

Existing 2016 
Plus Project

Future 2020 
Background

Future 2020 
Plus Project

Future 2040 
Plus Project

Description LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1)
Redwood Road (SR-68) / 

2100 North (SR-85) - - F (>80) F (>80) F (>80)

Redwood Road (SR-68) / 
New Access Road - F (>50) / EB - C (18.6) / EB C (18.8) / EB

Redwood Road (SR-68) / 
Spring Hills Drive F (>50) / EB F (>50) / EB F (>50) / EB D (26.0) / EB C (22.2) / EB

Redwood Road (SR-68) / 
Harvest Hills Boulevard D (51.7) F (>80) C (25.5) B (14.3) C (30.0)

Providence Drive / Harvest 
Hills Boulevard A (2.4) A (3.4) A (3.0) A (3.4) A (6.1)

Harvest Moon Drive / 
Spring Hills Drive A (7.5) / WB A (5.6) / NB C (15.7) / SB A (3.4) / WB A (3.8) / WB

Providence Drive / Harvest 
Moon Drive A (2.0) A (2.4) A (2.1) A (2.1) A (2.3)

SB MVC / 2100 North (SR-
85) - - - B (14.7) -

NB MVC / 2100 North (SR-
85) - - - C (23.3) -

SB MVC / 1500 North - - - C (23.5) C (20.9)
NB MVC / 1500 North - - - B (13.3) A (9.8)

SB MVC / Harvest Moon 
Drive - - - C (21.0) B (15.7)

NB MVC / Harvest Moon 
Drive - - - B (18.4) B (13.1)

SB MVC / Harvest Hills 
Boulevard - - - D (49.6) E (77.1)

NB MVC / Harvest Hills 
Boulevard - - - C (30.2) C (34.7)

2. This intersection is a project access and w as only analyzed in "plus project" scenarios.
3. This intersection w as eliminated as part of the proposed project and w as only analyzed in "background" scenarios.

Source: Hales Engineering, February 2016

1. Intersection LOS and delay (seconds/vehicle) values represent the overall intersection average for roundabout, 
signalized, all-w ay stop controlled intersections and the w orst approach for all other unsignalized intersections. 

TABLE ES-1
P.M. Peak Hour

Saratoga Springs - Wildflower TIS



Village Plan  |   Area 1 S 14 - 36

SECTION 14i: Traffic Study (cont’d)

Saratoga Springs – Wildflower Traffic Impact Study v

RECOMMENDATIONS 

The following mitigation measures are recommended: 

Existing (2016) Background Conditions Analysis 

The Redwood Road (SR-68) / Spring Hills Drive intersection is a stop-controlled access onto 
a major highway. It is generally expected that there will be delays at these types of 
intersections, especially during peak traffic periods. The Redwood Road (SR-68) / Harvest 
Hills Boulevard intersection is currently meeting UDOT criteria for dual left-turn lanes on the 
northbound approach. Although this intersection is currently operating at an acceptable LOS, 
it is recommended that dual left-turn lanes be constructed at this location. 

Existing (2016) Plus Project Conditions Analysis 

As previously discussed, the Redwood Road (SR-68) / Harvest Hills Boulevard intersection 
is currently meeting UDOT criteria for dual left-turn lanes on the northbound approach. It is 
recommended that dual left-turn lanes be constructed at this location. 

Future (2020) Background Conditions Analysis 

Additional capacity will be required to accommodate the projected traffic on Redwood Road 
(SR-68). It is recommended that Redwood Road (SR-68) be expanded to a seven-lane cross 
section. It is recommended that the Redwood Road (SR-68) / Spring Hills Drive intersection 
be converted to a right-in right-out (RIRO) configuration, as it is anticipated that executing 
left-turn movements will continue to be difficult. It is likely that drivers will elect to utilize 
Harvest Hills Boulevard as an alternate access. 

Future (2020) Plus Project Conditions Analysis 

The Redwood Road (SR-68) / 2100 North (SR-85) intersection is a junction of two major 
roadways. Future plans are for 2100 North (SR-85) to become a freeway connecting I-15 to 
the Mountain View Corridor, and for the Mountain View Corridor to take the place of Redwood 
Road (SR-68) as primary north/south route through the western part of the county. When 
these projects are completed, east/west traffic will be grade separated and the amount of 
north/south traffic will be diverted to the Mountain View Corridor. Until these projects are 
completed, it is recommended that an innovative intersection design be implemented to 
accommodate the large amounts of traffic at this intersection. No other mitigation measures 
are recommended. 
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SECTION 14i: Traffic Study (cont’d)

 
 

 
Saratoga Springs – Wildflower Traffic Impact Study  vi 

Future (2040) Plus Project Conditions Analysis 

It is anticipated that there will be a high number of right-turning vehicles on the southbound 
approach to the Mountain View Corridor Frontage Road / Harvest Hills Boulevard 
intersection. It is recommended that right-turning capacity be increased at this location with 
the addition of a free right-turn lane onto westbound Harvest Hills Boulevard. No other 
mitigation measures are recommended.  

SUMMARY OF KEY FINDINGS/RECOMMENDATIONS 

The following is a summary of key findings and recommendations: 
 It was assumed that the proposed project would be built in two phases: the first phase 

on the east side of the Mountain View Corridor right-of-way, and second on the west 
side. Trips generated by Phase I of the project were included in the existing (2015) 
background and plus project analyses. Trips from both Phase I and Phase II were 
included in all future (2020 and 2040) analyses. 

 It was assumed for these analyses that the Mountain View Corridor frontage roads 
would be constructed through the project area for the future (2020 and 2040) plus 
project scenarios, and that the Mountain View Corridor and 2100 North freeways would 
be constructed for the future (2040) plus project scenario. 

 The Redwood Road (SR-68) / 2100 North (SR-85) intersection is anticipated to 
operate at LOS F in 2020 and 2040. It is recommended that an innovative intersection 
design be implemented at this location. 

 The Redwood Road (SR-68) / Harvest Hills Boulevard intersection currently meets 
UDOT criteria for dual left-turn lanes on the northbound approach. It is recommended 
that these turn lanes be constructed. 

 It is anticipated that the Redwood Road (SR-68) / Harvest Hills Boulevard intersection 
will operate at LOS E with Phase I project traffic added. With only 90% of the planned 
567 single-family homes completed, the intersection will operate at LOS D. 

 The Redwood Road (SR-68) / Spring Hills Drive intersection is anticipated to continue 
to operate at LOS F through 2020. This is generally expected at stop-controlled 
intersections on busy roadways. 

 It is anticipated that a large portion of traffic on Redwood Road (SR-68) will reroute to 
the new Mountain View Corridor system, alleviating some of the congestion along the 
corridor. 

 All intersections along the Mountain View Corridor frontage roads are anticipated to 
operate at acceptable levels of service, with the exception of the Southbound Mountain 
View Corridor Frontage Road / Harvest Hills Boulevard intersection in 2040. There are 
a high number of right-turning vehicles anticipated on the southbound approach to this 
intersection. It is recommended that a free right-turn lane be constructed on this 
approach. 
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SECTION 14i: Traffic Study (cont’d)

Saratoga Springs – Wildflower Traffic Impact Study vii

 All existing intersections within the existing Harvest Hills residential development 
currently operate at acceptable levels of service, and are anticipated to continue as 
such through 2040 with traffic from the proposed project added. 
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SECTION 15: Site Characteristics

General site characteristics for Wildflower were provided in the Community Plan, page 92, first 

paragraph in the geotechnical investigation (text is provided below)�

Wildflower is a proposed 800-acre development “located west of Redwood Road approximately 1.5 

miles north of highway 73 (Lehi Main Street/Cedar Fort Road) in Saratoga Springs Utah� The project 

area is located on the northern and western borders of the Harvest Hills subdivision and consists of 

a northern region and a southern region that are joined by a narrow neck of property� The northern 

regional slopes generally to the east and has some steep slopes� The southern region of the property 

predominantly slopes to the southeast with mild slopes� Approximately 70 percent of the property 

was previously farmed� The remaining 30 percent of the property is undisturbed rangeland with wild 

grasses and sagebrush�”

General site characteristics were also provided in the Community Plan on page 89, under the 

summary of the Environmental Site Assessment conducted by Infinity Consultants.

 » “Surficial soils were visually inspected and appear to be sandy silts with gravel and boulders 

at higher elevations. The property is covered by native grasses, weeds, and plowed fields,.

 » The property slopes gradually and changes several hundred feet from its high point in the 

northwest to the lowest points in the northeast and south� The slope is much steeper in the 

northwest, in the vicinity to the western most City water tank�

 » An irrigation canal runs through the Subject Property at two locations, First in the southern 

part of the property just north of and then crossing Cedar Fort Road, then second in the 

northeast portion of the property�

 » All drainages crossing the property seem to end at the irrigation canal�

 » There are high power electrical transmission lines bordering the west boundary of the 

Subject Property�

 » There are no constructed structures on the entire property or evidence of past structures�”
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SECTION 16: Findings

Village Plan Area 1 is the 169-acre first phase within the 800-acre Wildflower Community Plan 

located in Saratoga Spring, Utah. The Wildflower Village Plan Area 1 is compliant with all PC Zone 

Requirements for Village Plans as defined in section 19.26.09 of the Saratoga Springs Municipal 

Code. We find that Village Plan Area 1:

a. is consistent with the adopted Wildflower Community Plan;

 » Village Plan Area 1 adheres to the development standards, thoroughfare types, and open 

spaces types and requirements established in the Wildflower Community Plan.

b� does not exceed the total number of Equivalent Residential Units (ERUs) dictated in the adopted  

Community Plan;

 » The number of potential ERUs established in the Community Plan for Village Plan Area 1 is 

580� Village Plan Area 1 establishes a maximum of 571 within the seven neighborhoods that 

comprise Village Plan Area 1�

c�  for an individual neighborhood, does not exceed the total number of ERUs established in the   

adopted Wildflower Community Plan;

 » The ERUs were reduced from 109 to 95 to increase the size of the neighborhood park 

located in Neighborhood 4� 

d. is consistent with the utility, infrastructure, and circulation plans of the Wildflower Community 

Plan; includes adequately sized utilities, services, and roadway networks to meet demands; and 

mitigates the fair-share of off-site impacts;

 » Village Plan Area 1 implements the utility, infrastructure, and circulation plans as specified 

in the Wildflower Community Plan.

e� properly integrates utility, infrastructure, open spaces, pedestrian and bicycle systems, and    

amenities with adjacent properties; 

 » Wildflower has been designed to accommodate significant infrastructure elements that 

are important to the City within the structure of the property. Wildflower was designed to 

maximize pedestrian, bike, and other mobility options� Open space is highly integrated to 

provide direct and easy access to residents� 

f�  contains the required elements as required in section 19�26�10 of the Saratoga Springs 

Municipal Code�
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SECTION 17: Mitigation Plans
According to the Natural Resources Inventory Plan in Section 14e:

 » Slopes greater than 30% total 7.78 acres for the entire Wildflower property;

 » No wetlands exist on this site;

 » No subsurface water was encountered to the maximum depth investigated;

 » The site is suitable for the proposed construction;

 » No active faults are mapped to extend near or through the property; 

 » There is no evidence of current or past use, storage, or production of hazardous chemicals or 

petroleum products at environmentally significant levels on the Subject Property;

 » No dams exist above this site;

 » The Provo Reservoir Canal clips the far northeast and southeast corners of the property; 

 » No known endangered, threatened or rare flora or fauna are known to exist on the site; and

 » All project area is within the flood zone “X.”

Section 14e states that “if areas of proposed development are determined unsuitable due to any 

of the above conditions, acceptable mitigation must be completed prior to development, i�e� soil 

stabilization, environmental hazards, etc�”

As described in Section 14g: Sensitive Lands Protection, that are several small areas of sensitive 

lands with slopes over 30%� The lots in Village Plan Area 1 have been laid out to ensure that the 

sensitive lands in these areas remain in the undeveloped rear yards� These sensitive lands will 

be protected from disturbance during the development process through the establishment of 

construction limit lines� As described in Section 14e: Natural Resources Inventory Plan, “any 

trees greater than 2 1/2” caliper removed during grading operations will be replaced within the 

development with like kind or better, 2 1/2” caliper minimum�”
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SECTION 18: Offsite Utilities

Item Est. Quantity Unit Unit Price Total Amount
Sanitary Sewer - Offsite

12" PVC Main 3,365              lf 40.00$                      134,600$                  
18" PVC Main 488                 lf 50.00$                      24,400$                    
48" Manholes 13                   ea 2,500.00$                 32,500$                    
T-Patch Repair in Ex. Asphalt 50                   lf 16.00$                      800$                         
Bore Under Canal & Redwood Road 200                 lf. 350.00$                    70,000$                    
Traffic Control on Redwood Road 1,064              lf 20.00$                      21,280$                    
Canal Crossing Repair 1                     ls 25,000.00$               25,000$                    
Imported Pipe Bedding 1,002              tons 12.00$                      12,021$                    
Imported Trench Backfill 5,009              tons 8.00$                        40,071$                    
Subtotal Sanitary Sewer - Offsite 360,673$                  

Culinary Water - Offsite
12" PVC 2,739              lf 40.00$                      109,560$                  
8" PVC 1,072              lf 28.00$                      30,016$                    
Imported Pipe Bedding 579                 tons 12.00$                      6,946$                      
Imported Trench Backfill 991                 tons 8.00$                        7,927$                      
Subtotal Culinary Water - Offsite 154,448$                  

SUBTOTAL 515,121$                  
515,121$                  

NOTES: DISCLAIMER
1.  Estimates are only for OFFSITE utility improvements relative to Village 1 of the Wildflower Development.

2.  Refer to the Master Development Plan Exhibits for the location of all offsite improvements.

THE DATA AND INFORMATION PRESENTED HEREIN HAVE BEEN PRODUCED CONSISTENT WITH INDUSTRY STANDARDS BY 
OPERATORS EXERCISING REASONABLE SKILL AND CARE. THIS DATA AND INFORMATION IS PROVIDED FOR INFORMATIONAL 
PURPOSES ONLY. NO GUARANTEE OR WARRANTY EXPRESSED OR IMPLIED IS MADE WITH RESPECT TO THE ACCURACY OF THIS 
DATA OR INFORMATION. IN NO EVENT WILL LEI CONSULTING ENGINEERS AND SURVEYORS INC. BE LIABLE FOR ANY LOSS OF 
PROFIT OR ANY OTHER COMMERCIAL DAMAGE INCLUDING BUT NOT LIMITED TO SPECIAL, INCIDENTAL, CONSEQUENTIAL, OR 
OTHER DAMAGES RESULTING FROM THE USE OF THIS INFORMATION OR DATA.

Wildflower Village 1 Offsite Estimates
Saratoga Springs, UT

Engineer's Construction Cost Estimate Per Master Development Plan Exhibits
Project Costs Notes

TOTAL CONSTRUCTION COST
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SECTION 19: Master Development 
Agreement

A Master Development Agreement has been approved by the City and was recorded with the County 

on February 24, 2015�


