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Planning Commission Meeting 
Thursday, October 23, 2014 

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

 
 
 

AGENDA 

 
 
Regular Session commencing at 6:30 P.M. 

 
Regular Meeting  
 

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 and Possible Recommendation: Preliminary Plat for Heron Hills located at approximately 3250 South 

Redwood Road, Steve Larson, applicant. Presented by Sarah Carroll. 
 

5. Public Hearing and Possible Recommendation: Plat Amendment for Fox Hollow Neighborhood 2 located between Willow 
Creek Drive and Red Pine Drive, Flagship Homes, applicant. Presented by Sarah Carroll. 

 

6. Concept Plan for Lakeside Plats 25, 26, and 27 located between 2600 South Shorewood Drive and 2800 South Redwood 
Road, Woodside Homes of Utah, LLC, applicant. Presented by Sarah Carroll. 

 
7. Public Hearing and Possible Recommendation: Preliminary Plat for Beacon Point located at approximately 4300 South 

Redwood Road, Paul Watson/Mendenhall, applicant. Presented by Scott Langford. 
 

8. Public Hearing and Possible Recommendation: Concept Plan, General Plan Amendment, and Rezone and for Riverbend 
Medical located at 41 East 1140 North, Blaine Hales, applicant. Presented by Kimber Gabryszak. 

 
9. Public Hearing and Possible Recommendation: Revisions to the Land Development Code (Section 19.04, Neighborhood 

Commercial Setbacks). Presented by Kimber Gabryszak. 
 

10. Approval of Reports of Action. 
 

11. Approval of Minutes: 
 

1. October 9, 2014. 
  

12. Commission Comments. 

 
13. Director’s Report. 
 
12. Adjourn. 

 
*Public comments are limited to three minutes.  Please limit repetitive comments. 
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City of Saratoga Springs 

Planning Commission Meeting 

October 09, 2014 
Regular Session held at the City of Saratoga Springs City Offices 

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

_____________________________________________________________________________________  
 

Planning Commission Minutes 
 
Present: 

Commission Members: Jeff Cochran, Jarred Henline, Kirk Wilkins, Sandra Steele, Eric Reese, Hayden 

Williamson, Kara North 

Staff: Kimber Gabryszak, Nicolette Fike, Eric Lundell, Kevin Thurman 

Others: Paul Watson, Paul Linford, Jeff Nielsen 

Excused: Eric Reese, Hayden Williamson 

 

Call to Order - 6:36 p.m. by Jeff Cochran 

Pledge of Allegiance - led by Jarred Henline 

Roll Call - Quorum was present  

 

Public Input Open by Jeff Cochran 

No comments at this time. 

Public Input Closed by Jeff Cochran 

 

4. Public Hearing and Possible Recommendation: Preliminary Plat for Sail House located at 4500 South 

Redwood Road, Josh Romney and Paul Linford, applicant.  

Kimber Gabryszak presented the Plat. The rezone decision was continued from City Council until 

accompanied by preliminary plat approval. Kimber reviewed the changes that have been made to the plat.  

She reviewed the requests from the developer and Code compliance. The plan is for a gated community 

and they are not entirely compliant with Connectivity. Staff’s recommendation is a positive 

recommendation with conditions. 

Paul Watson, for applicant, was present to answer questions.  

Paul Linford addressed the connectivity request.  They are trying to make it an upscale, gated neighborhood 

for safety and security. He is asking for consideration to not have road connectivity to other 

neighborhoods. 

 
Public Hearing Open by Jeff Cochran 

No comments at this time. 

Public Hearing Closed by Jeff Cochran 

 

Sandra Steele asked if there would be an HOA 

Paul Watson responded that it would be an HOA. 

Sandra Steele wanted to see a design for the gate. She suggested that there should be a place at the gate for a 

turn around so people that didn’t get in wouldn’t need to back out onto Redwood road. 

Paul Watson responded that they would be willing to include that in the next plat. 

Sandra Steele stated that the Code on connectivity was clear and while she understands that they want a private 

community, she feels they do need to provide connectivity to adjacent neighborhoods. She asked about the 

secondary water, and asked Eric Lundell how long he thought it would be until they had the water. 

Eric Lundell responded that they were hoping to get a budget amendment and find the best location for a well 

soon. There are several projects further south that will be needing the water soon. Worst case may be 

about 2 years. 

Paul Watson noted that they had thought of the water issue before. He feels they have good pressure but 

realized it would draw off of other areas.  
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Sandra Steele would recommend that a final plat could not be approved until such time that the secondary 

water issue was resolved. 

Eric Lundell indicated that the Engineering would not approve construction plans without the adequate 

pressure to support the plans. 

Kirk Wilkins told the developer that he thought it was a great product.  He said the option for emergency one 

way gates for egress on the north or south would be advisable. He would support to approve the 

preliminary plat with conditions so that when the secondary water comes they can move forward.  He 

asked about septic stubs, and the requirement. 

Paul Watson said at this time they are planning just for the septic, no stubs. 

Kimber Gabryszak noted that the code does not require a stub for this development. 

Kara North liked the plans and thought it would be a beautiful neighborhood. She appreciates the desire for 

exclusivity and is sympathetic to the one entrance but she doesn’t know that they could allow it with the 

Code. 

Kimber Gabryszak said she spoke with Kevin Thurman and he doesn’t see a way around it but the developer 

can make that request to the council. 

Kara North, knowing that is the way the language is reading now, would make the request for the other egress 

at this point.  She said thanks for complying with the other issues.  She doesn’t think we should hold the 

plan up for the water. She would be in favor of approving it now so they can move forward as soon as it 

comes through. She likes the connectivity trail. 

Jarred Henline would be ok with the water condition as previously suggested by Commissioners.  He indicated 

that it needed at least one route if not two and a trail. He suggested looking at option 1, to have emergency 

gates. On the connectivity condition he would suggest to leave it blank and allow the developer to decide 

what he needs to do to comply with code. He mentioned that Sandra Steele made a good point about the 

gate plans. 

Jeff Cochran liked the development; it is something different in the city, thank you for bringing it to the city. 

He asked staff about the secondary water and what steps would have to happen to put it in place, before 

these guys can build. 

Eric Lundell said they would need a budget amendment to drill another well. They need to drill a test well 

first. They know they are willing to have a well put in a certain area but geo-technically they are trying to 

stay as far north as they can.  As soon as they get the test well and know that area of the city could support 

a well they would proceed. 

Jeff Cochran asked if the city could see budget constraints that would keep that from happening? 

Eric Lundell is not aware of any; Jeremy Lapin is hoping to get started on it this winter. 

Jeff Cochran feels it is the Commission’s responsibility is to see if the development meets code and without 

the connectivity it does not meet that. The Planning Commission does not have that discretion. He 

understands the want to keep it private, but feels there needs to be some connectivity. 

Paul Linford asked if another possibility would be a walkway. 

Kimber Gabryszak clarified that the code does require a road connection. 

Paul Linford thinks there is a need for the upper end type of community. They feel it would be more 

marketable without connectivity, for privacy and safety. 

Sandra Steele asked about the staff report indicating the double names on the streets that had been resolved 

and couldn’t find them on the map. There were still a few streets that were double, like Rigging drive and 

Rigging Court.  She indicated it was a public safety issue. 

Paul Watson said in other cities it’s more of an issue when a circle comes from a road with a different name 

it’s easier to get lost.  When police come down a Mooring street they know they are close to Mooring 

court.  He was happy to change it. He would prefer to keep it one name. 

Sandra Steele said our hands are tied with the code. She suggested that he go to Brian and see what he would 

prefer and what would work. 

 

Motion by Kirk Wilkins that the Planning Commission forward a positive recommendation to the City 

Council for the Sail House preliminary plat on parcel 16:003:0025, as outlined in Exhibit 3, with the 

Findings and Conditions discussed in the Staff Report and in the Planning Commission today. The 

additional conditions: that the Final Plat approval shall not be given until such time as the 
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secondary water availability issue is resolved.  That the design of the gate and entry shall be 

provided at time of Final Plat, ensuring adequate space and design for vehicles to turn around. And 

that the duplicate road names shall be corrected according to Code Section 19.27.  Seconded by 

Sandra Steele. Aye: Sandra Steele, Cochran, Kirk Wilkins, Kara North, Jarred Henline.  Motion 

passed unanimously. 
 

5. Approval of Reports of Action. 

Kimber reviewed the Report of Action.  

 

Motion by Jarred Henline that we accept the plan of action as presented by Kimber Gabryszak and 

authorize the Chair to sign. Seconded by Kara North.   Aye: Sandra Steele, Cochran, Kirk Wilkins, 

Kara North, Jarred Henline.  Motion passed unanimously. 

 

6. Approval of Minutes: 

1. September 25, 2014. 
 

Motion by Sandra Steele that we approve the minutes from September 25, 2014.  Seconded by Kirk 

Wilkins. Aye: Sandra Steele, Cochran, Kirk Wilkins, Kara North, Jarred Henline.  Motion passed 

unanimously. 

 

7. Commission Comments. 

Jarred Henline noted he would not be present at the next meeting. 

 

8. Director’s Report. 
Kimber Gabryszak noted what would be coming up in future meetings. She gave a follow up on what 

happened at the previous City Council meeting.   

 

Meeting adjourned without objection by Jeff Cochran 
 

Adjourn  7:29 pm 

 

____________________________       ________________________ 

Date of Approval           Planning Commission Chair   

             Jeff Cochran 

 

 

___________________________ 

Lori Yates, City Recorder 

 



      
Planning Commission 

Staff Report 

 
Preliminary Plat 
Heron Hills 
October 23, 2014 
Public Hearing 
 

Report Date:    October 15, 2013 
Applicant: Steve Larson 
Owner:    Old Towne Square LC 
Location:   Approximately 3250 South Redwood Road 
Major Street Access: Redwood Road 
Parcel Number(s) & Size: 16:002:0023, 16:002:0021, 16:002:0025, 16:002:0020; Approximately 

53.16 acres within these parcels 
Land Use Map Designation: Low Density Residential 
Parcel Zoning: R-3, Low Density Residential  
Adjacent Zoning:  R-3, and R-3 PUD 
Current Use of Parcel:  Undeveloped 
Adjacent Uses:   RV park and undeveloped land 
Previous Meetings:  Concept Plan Review with Planning Commission, 4-25-13 

Concept Review with City Council, 5-7-13 and 8-6-13 
Preliminary Plat Public Hearing with Planning Commission, 2-13-14 and  
2-27-14 

Previous Approvals:  Approved by City Council, 3-25-14 
Land Use Authority: City Council 
Future Routing: Public meeting with City Council  
Author:    Sarah Carroll, Senior Planner 

 
 
A. Executive Summary:   

This is a request for approval of the Preliminary Plat for Heron Hills located at approximately 3250 South 
Redwood Road. The project consists of 53.16 acres with 129 single family lots and 7.35 acres of open 
space.  

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, and/or discuss the proposed preliminary plat at their discretion, and choose from 
the options in Section “I” of this report.  Options include recommendation to the City Council for 
approval as proposed, a recommendation for conditional approval based on additional modifications and/or 
conditions, or a recommendation for denial based on non-compliance with findings of specific criterion.  

 
B. Background:  The Heron Hills Preliminary Plat was reviewed by the Planning Commission on February 13 

and 27, 2014 and approved by the City Council on March 25, 2104. Minutes from those meetings are 
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attached. Since those meetings it has been brought to our attention that while notices were sent, not all of 
the property owners within 300 feet of the boundary received notice of the public hearing. Adjacent 
property owners have since become aware of the project and have requested a new public hearing. 
Originally the mailing list was created by the applicant, as required by Code. This time staff created the 
mailing list. To address this type of issue, staff recommends that the mailing labels be created in-house in 
the future. 
 

C. Specific Request: The applicant is requesting approval of the Preliminary Plat for Heron Hills. The 
proposed subdivision layout is very similar to the conceptual layout that was presented to the Planning 
Commission on April 25, 2013 and to the City Council on May 7, 2013 (attached).  
 
In exchange for creating larger lots near the lake and giving up lakefront lots for the creation of a public 
lakefront park, the developer requested that the City allow lot size reductions to allow for 9,000 square 
foot lots, as outlined in the R-3 zone. This idea was proposed during the Concept Plan review process and 
received support during the City Council review on August 6, 2013. 

 
D. Process: Section 19.13.04 of the City Code states that Preliminary Plats require a public hearing with the 

Planning Commission and that the City Council is the approval authority.  
 
Staff finding: complies. After a public hearing with the Planning Commission the application will be 
forwarded to the City Council.  

 
E. Community Review: Prior to the Planning Commission review of the Preliminary Plat, this item was 

noticed as a public hearing in the Daily Herald; and notices were mailed to all property owners within 300 
feet of the subject property. Public input was received at a public hearing on February 13, 2013 and will be 
received again during the public hearing on October 23, 2014. The City Council is not required to hold a 
public hearing for these applications.  

 
F. Planning Commission 2/27/14 Review: The Planning Commission reviewed the proposed preliminary 

plat on February 13, 2014 and on February 27, 2014 and recommended approval with the following 
conditions: 
 

• That the driveways on lots 106, 107, 108, 202, 203, 222, and 223 be positioned furthest 
from Redwood Road (if a revised lot layout alters these lot numbers then the lots closest 
to Redwood Road shall position the driveways furthest from Redwood Road). 

• That the flag lots be revised to meet the frontage requirements. 
• That the detention be placed in the HOA ownership. 
• That the City and developer Master plan the park together. 
• That staff revisit the safety concerns that were expressed by the residents.  
 

G. General Plan:  The General Plan recommends Low Density Residential for this area. The Land Use 
Element of the General Plan defines Low Density Residential as one to four units per acre. The proposed 
plan consists of 2.84 units per acre; thus, the proposed density is consistent with the General Plan.  

 
H. Code Criteria: The property is zoned R-3, Low Density Residential. Section 19.04.13 regulates the R-3 

zone and is evaluated below.  
 
Permitted or Conditional Use: complies. “Single Family Dwellings” are a permitted use in the R-3 
zone. This project is proposing 129 lots for single-family homes; thus, the proposal is a permitted use in 
the R-3 zone. 
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Minimum Lot Size: up for discussion. The minimum lot size for any use in this zone is 10,000 square 
feet. The proposed subdivision has lots ranging in size from 9,000 to 35,915 square feet. Section 
19.04.13(4) allows the City Council to approve reductions in lot sizes, as outlined below.  

a. Residential lots may be proposed that are less than 10,000 square feet as indicated in this 
Subsection. 

i. The City Council may approve a reduction in the lot size if it finds that such a reduction 
serves a public or neighborhood purpose such as: 

1. a significant increase in the amount or number of parks and recreation facilities 
proposed by the developer of property in this zone; 

2. the creation of significant amenities that may be enjoyed by all residents of the 
neighborhood; 

3. the preservation of sensitive lands (these areas may or may not be eligible to be 
counted towards the open space requirements in this zone – see the definition of 
“open space” in § 19.02.02); or 

4. any other public or neighborhood purpose that the City Council deems appropriate. 

ii. In no case shall the overall density in any approved project be increased as a result of an 
approved decrease in lot size pursuant to these regulations. 

iii. In making its determination, the City Council shall have sole discretion to make judgments, 
interpretations, and expressions of opinion with respect to the implementation of the 
above criteria. In no case shall reductions in lot sizes be considered a development right or 
a guarantee of approval. 

iv. In no case shall the City Council approve a residential lot size reduction greater than ten 
percent notwithstanding the amenities that are proposed. 

v. In no case shall the City Council grant a residential lot size reduction for more than 25% of 
the total lots in the development. 

 
Findings: At the March 25, 2014 City Council meeting, the Council approved the lot size reduction 
from 10,000 to 9,000 square feet because the applicant is providing a public park near the lake 
rather than placing lots in that location. The overall density is 2.84 units per acre and does not 
exceed what’s allowed in the R-3 zone. The reduction is not greater than 10% of the 10,000 
square foot minimum required in the R-3 zone. The last requirement which states “In no case shall 
the City Council grant a residential lot size reduction for more than 25% of the total lots in the 
development” was added to the Land Development Code on June 3, 2014 and was not in place 
when the Preliminary Plat was originally approved. 54% of the lots are in the 9,000-10,000 square 
foot range.  

 
Setbacks/Yard Requirements: complies. The R-3 zone requires front setbacks of 25 feet, side 
setbacks of a minimum of 8 feet and a total of 20 feet, and rear setbacks of 25 feet. For corner lots the 
side yard abutting the street is to be 20 feet. The standard setback detail on the Preliminary Plat exceeds 
these requirements and may be modified to meet them. The setbacks will be recorded on the final plat and 
will be verified with each building permit application. 

 
Minimum Lot Width: complies. Every lot in this zone shall be 70 feet in width at the front building 
setback. The proposed lots are a minimum of 70 feet wide at the front building setback.   
 
Minimum Lot Frontage: complies. Every lot in this zone shall have at least 35 feet of frontage along a 
public street. The proposed lots comply with this requirement, except for the two flag lots, 114 and 115. A 
review of flag lots is found on page 4 of this report.   
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Flag Lot, staff width: does not comply. The definition for flag lot states: “Flag lot” means an L-shaped 
lot comprised of a staff portion contiguous with the flag portion thereof, the minimum width of the staff 
being thirty feet and the maximum length determined by the City of Saratoga Springs. The staff for lot 115 
is 28.43 feet wide and needs to be increased. One of the conditions of approval is that this be increased to 
30 feet wide.  
 
Percentage of Flag lots: complies. Section 19.12.06(2)(c) states that for subdivisions with more than 
50 lots, no more than 5% of the lots are allowed to be flag lots. The proposed plans indicate that 2 of the 
129 lots are flag lots; this is less than 5%.  
 
Maximum Height of Structures, Maximum Lot Coverage, Minimum Dwelling Size: complies. No 
structure in the R-3 zone shall be taller than 35 feet. Maximum lot coverage in the R-3 zone is 50%. The 
minimum dwelling size in the R-3 zone is 1,250 square feet of living space. These requirements will be 
reviewed by the building department with each individual building permit application.  
 
Open Space: complies.  The R-3 zone requires 15% of the total project area to be installed as open 
space to be either public or common space not reserved in individual lots.  
 
The plans indicate the total project area is 48.97 acres (excluding 4.19 acres for UDOT Redwood Road 
right-of-way) and that the following open spaces will be provided: 
 

1.93 acres of open space along Redwood Road for trails 
3.45 acres for a City Park 
2.53 acres for an HOA Park  

 7.91 acres TOTAL, of which 3.51 acres or 44.37% is sensitive lands  
 
The open space requirement for 48.97 acres is 7.35 acres; the plans exceed this requirement. During the 
Preliminary Plat review the applicant proposed two park options to the City Council. One option had the 
detention basin in the future City park and one option had the detention basin in the future HOA open 
space area adjacent to the future City park. The City Council approved the option with the detention basin 
in the HOA open space (this plan is attached).  
 
Development of Open Space: 
The code requires the open space to be installed by the developer in a manner that will “meet the 
minimum recreational needs of the residents of the subdivision.” During the Concept Plan Discussions the 
City Council discussed the creation of a non-motorized watercraft launch and/or dock at this park in order 
to serve residents of the City. The developer suggested master-planning the park with the City and 
determining what the City will be responsible for and what he will be responsible for. Since the Preliminary 
Plat approval that occurred on March 25, 2014 two meetings were held to discuss the planning of the park, 
yet no conclusions were reached. The applicant would now like to propose that they initially install their 
share of the park improvements and allow the City to add to the park in the future at their discretion. Staff 
recommends that a park plan and an overall landscape plan be required with the first final plat application. 
This has been added as a condition of approval.  
 
Sensitive Lands: complies.  

• The R-3 zone requires that sensitive lands shall not be included in the base acreage when 
calculating the number of ERUs permitted in any development and no development credit shall be 
given for sensitive lands. The proposed development did not include the sensitive lands in the base 
acreage when calculating the density. The density is based off of a net project area of 45.46 acres. 
The total project area is 53.16 acres. The net acreage excludes the UDOT right of way and the 
sensitive lands.   

• The R-3 zone requires all sensitive lands to be placed in protected open space. The plans indicate 
such. 



• The R-3 zone requires that no more than 50% of the required open space area shall be comprised 
of sensitive lands. The sensitive lands are equal to 44% of the open space.  

 
Second access: complies. The Code requires a second access once the development reaches 50 lots. 
The proposed plans indicate a second access and the phasing plan shall take into consideration this 
requirement.   
 
Phasing plan: does not comply. Section 19.12.02 (6) requires that when a development is proposed to 
occur in stages, then the open space or recreational facilities shall be developed in proportion to the 
number of dwellings intended to be developed during any stage of construction.  
 
The phasing plan indicates six phases as follows: 

 
The Council may wish to discuss the phasing plan. Phases 1, 2 and 3 include portions of the Redwood 
Road trail and the public park is proposed with Phase 2. However, no access to the park is provided with 
Phase 2. Because Parcel B is generally for the benefit of the lot owners near the lake and will remain in a 
native condition, it is not necessary to dedicate this land prior to the development of the surrounding lots. 
However, the phasing plan should be reconsidered to meet this code requirement and so that access is 
provided to the park with Phase 2 or 3.  Staff recommends that the applicant submit a revised phasing plan 
that meets this requirement with the first final plat application. This has been added as a condition of 
approval.  

Fencing: can comply. Section 19.06.09(6) states “Fencing shall be placed along property lines 
abutting open space, parks, trails, and easement corridors. In addition, fencing may also be required 
adjacent to undeveloped properties. In an effort to promote safety for citizens using these trail corridors 
and security for home owners, fences shall be semi-private. Semi-private fencing is required along trail 
corridors. A fencing plan has not yet been submitted. Staff recommends the final plat plans include fence 
locations and details. This has been added as a condition of approval.  

I. Recommendation and Alternatives: 
Staff recommends that the Planning Commission review the proposed Preliminary Plat, discuss any public 
input received at their discretion, and make the following motion:  

  
Recommended Motion: 
I move that the Planning Commission recommend approval to the City Council of the Heron Hills 
Preliminary Plat located at approximately 3250 South Redwood Road based on the findings and conditions 
listed below:  
 
Findings: 

1. Prior to the Planning Commission review of the Preliminary Plat, this item was noticed as a public 
hearing in the Daily Herald; and notices were mailed to all property owners within 300 feet of the 
subject property. 
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2. The proposed preliminary plat is consistent with the General Plan as explained in the findings in 
Section “G” of this report, which findings are incorporated herein by this reference.   

3. The proposed preliminary plat meets or can conditionally meet all the requirements in the Land 
Development Code as explained in the findings in Section “H” of this report, which findings are 
incorporated herein by this reference.  

 
Conditions 

1. That all requirements of the City Engineer be met, including those listed in the attached report. 
2. That all requirements of the City Fire Chief be met.  
3. The staff for the flag lots shall be increased to a minimum of 30 feet wide.  
4. 54% of the lots may be in the 9,000-10,000 square foot size range. 
5. An overall landscape and amenities plan shall be submitted with the first final plat application and 

shall be approved by the City Council prior to approval of the first final plat.  
6. The detention basin shall be located in the HOA open space area and not in the future City park.  
7. The phasing plan shall be revised to meet the requirements of Land Development Code Section 

19.12.02 (6) and shall be submitted with the first final plat application and shall be approved by 
the City Council prior to approval of the first final plat.  

8. The final plat plans shall include fence locations and details. 
9. Any other conditions as articulated by the Planning Commission: 

________________________________________________________________________ 
 

Alternative Motions: 
 
Alternative Motion A 
“I move to continue the item to another meeting, with direction to the applicant and Staff on information 
and / or changes needed to render a decision, as follows:  
 
 
 
 
 
Alternative Motion B 
“Based upon the analysis in the Staff Report and information received from the public, I move that the City 
Council deny the proposed preliminary plat, located at approximately 3250 South Redwood Road. “ 
 
List findings for denial: 
 
 
 
 

 
J. Exhibits:   

A. Engineering Staff Report  
B. Location Map 
C. Planning Commission Minutes, 2-13-14 
D. Planning Commission Minutes, 2-27-14 
E. City Council Minutes, 3-25-14 
F. Preliminary Plat (with detention basin on HOA property) 
G. Phasing Plan  



 

City Council 
Staff Report 
 
Author:  Jeremy D. Lapin, City Engineer  
Subject:  Heron Hills                 
Date: February 13, 2014 
Type of Item:   Preliminary Plat Approval 
 
 
Description: 
A. Topic:    The Applicant has submitted a preliminary plat application. Staff has reviewed 

the submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Steve Larson 
Request:  Preliminary Plat Approval 
Location:  Approximately 3250 South Redwood Road 
Acreage:  53.16 acres - 129 lots 

 
C. Recommendation:  Staff recommends the approval of preliminary plat subject to the 

following conditions: 
 
D. Conditions:   
 

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

2) Developer shall bury and/or relocate all overhead power lines that are within and 
adjacent to this plat.    

 
3) Developer shall provide a geotechnical report and hydrologic/hydraulic storm 

drainage calculations. 
   
4) All roads shall be designed and constructed to City standards and shall incorporate 

all geotechnical recommendations as per the applicable soils report. 
 
5) Developer shall provide end of road and end of sidewalk signs per MUTCD at all 

applicable locations. 
 
6) Developer shall provide a finished grading plan for all roads and lots and shall 

stabilize and reseed all disturbed areas. 
 



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

 
8) Meet all engineering conditions and requirements as well as all Land Development 

Code requirements in the preparation of the final plat and construction drawings.  
All application fees are to be paid according to current fee schedules. 

 
9) All review comments and redlines provided by the City Engineer during the 

preliminary process are to be complied with and implemented into the final plat 
and construction plans. 

 
10) Developer shall prepare and submit easements for all public facilities not located 

in the public right-of-way 
 
11) Final plats and plans shall include an Erosion Control Plan that complies with all 

City, UPDES and NPDES storm water pollution prevention requirements. Project 
must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 
developed property) and shall identify an acceptable location for storm water 
detention.  All storm water must be cleaned as per City standards to remove 80% 
of Total Suspended Solids and all hydrocarbons and floatables.  

 
12) Project shall comply with all ADA standards and requirements. 
 
13) Developer shall provide a letter from the appropriate property owner indicating 

they will provide an easement for the temporary access road.  Developer shall also 
provide a letter from the appropriate property owner indicating they will provide 
an easement for the temporary turnaround. 

 
14) Developer shall improve all park strips not adjacent to lots as per City standards. 

Such parkstrip shall be dedicated to and maintained by the HOA. 
 
15) Developer shall provide a detention pond design that minimizes the footprint and 

impacted area to the park property. The floor of the detention pond shall be a 
minimum of one foot above high ground water level. 

 
16) Developer shall provide a wetland delineation to identify their exact location. 

Any work being performed within the boundaries of wetlands or may impact 
wetlands will require a ACOE 404 permit and must comply with all local, state, and 
federal laws for any location(s) in which. 

 
17) Developer shall provide 12’ paved access road and access easement at any 

location where the sewer or storm drain manholes are located outside the ROW.  
Pipelines and easements shall not be located with lot boundaries.  

 
18) Developer shall include detention basin and cleaning unit with first phase. 

 



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

 
20) Master planned culinary and secondary water facilities are planned on this 

property. Developer shall coordinate with the City’s master plans to accommodate 
the required infrastructure.  

 
21) Developer shall ensure that the sensitive lands portion of the proposed open space 

does not exceed the allowable amount of the total required open space. 
 
22) Developer shall coordinate with El Nautica Corp for the relocation of their 

prescriptive access easement. They will need to vacate any recorded or 
prescriptive easements prior to the recording of lots encumbered by such 
easements. Developer shall verify the new access is navigable by the large trailers 
that use the El Nautica facility. 

  
23) Developer shall extend Swainson Ave. to Redwood Road and align access on the 

East and West Sides of the road. 
 
24) The meandering trail along the lakeshore shall be constructed at least 1’ above the 

100-year FEMA flood elevation, shall be 8’ wide, and shall be concrete. 
 
25) Lots shall not contain any sensitive lands; all sensitive lands must be placed in 

protected open space.  
 
26) Developer shall obtain UDOT approval for all proposed points of access off of 

Redwood Road and complete the half-width improvements along Redwood Road 
as per the City’s Transportation Master Plan. 

 
27) The existing secondary water system may not be able support this project. An 

additional source may be required in the area to alleviate the extreme pressure 
swings that the current system would experience if this project is added.  Although 
the culinary system may be able to support both the indoor and outdoor demand for 
this project, this would use up significant amounts of the remaining capacity in the 
system and is not recommended.  
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Planning Commission 

Staff Report 

Final Plat Amendment 
Fox Hollow Neighborhood 2 (The Cottages at Fox Hollow) 
October 23, 2014 
Public Hearing 
 

Report Date:     October 15, 2013 
Applicant:  Flagship Homes, Nate Hutchinson 
Owner (if different):   BWV Group, LLC 
Location:    Willow Creek Drive and Red Pine Drive 
Major Street Access:   Village Parkway 
Parcel Number(s) and size:  Over 250 parcel numbers (too many to list), ~26.80 acres 
General Plan Designation:  Medium Density Residential 
Zone:     R-3 PUD 
Adjacent Zoning:   R-3 PUD 
Current Use:    Vacant 
Adjacent Uses:    School, church, single family residential  
Previous Meetings: The existing recorded final plat was approved by CC on 12/12/06 
Land Use Authority: PC for Plat Amendments; however, CC needs to approve variations 

under the PUD ordinance 
Future Routing:  City Council 
Author:     Sarah Carroll, Senior Planner  

 
 
A. Executive Summary:   

This is a request for a plat amendment for Fox Hollow Neighborhood 2, The Cottages at Fox Hollow. The 
recorded plat includes 250 two-family dwellings. The proposed plat indicates 199 single-family detached 
dwellings on small lots.  

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, and/or discuss the proposed plat amendment at their discretion, and choose from 
the options in Section “G” of this report.  Options include a recommendation to the City Council for 
approval with conditions, a recommendation for denial, or tabling the item to allow for further discussion.   
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Background:  The final plat for this development was approved on December 12, 2006 and was recorded 
on February 20, 2007. Construction began in 2007 and the main roads and infrastructure have been 
installed, but development stopped after installation of those improvements and has not progressed since. 
The current application is a request to amend the final plat to allow for the product to change from 
townhomes to single-family lots ranging in size from 2980-7332 square feet. The applicant has stated that 
detached units with private yards are more desirable than the two-family dwellings in the previous project. 
The proposed plans include 20 units that will not have a private yard, but will back onto shared common 
space. This is necessary to meet the open space requirements and provides a trail through the 
development. These homes will appeal to buyers who prefer not to do yard work.   
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The main roads through the project have already been installed, along with the utilities. Sewer lines have 
also been installed in all of the shared driveways. Because of this, the applicant is proposing a layout that 
utilizes the previously approved roads and shared driveway locations.  
 
The applicants concern with the previous plan and the rear loaded two-family dwellings was that many of 
the units would have the main entry on the second level rather than the main level, which resulted in a full 
flight of stairs leading to the front door.   
 
The current proposal is that the homes face the shared driveway and have walkout basements in the 
backyards for those units that will have exposed basements. The lot lines are shown in the middle of the 
26 foot wide shared driveway and each home will have an additional apron that is 7-9 feet deep off of the 
shared driveway. There will be a maintenance easement over the shared driveways so that the HOA is in 
charge of the maintenance.  
 
The slope of the property poses some challenges for either layout because many units will be 
approximately 10 feet higher in elevation than the units below them. For example, on the proposed plat, 
units 2433-2436 will be approximately 10 feet higher in elevation than units 2432-2429. However, this 
results in walkout basements in the back yard for many of the units and allows for the front entry to occur 
at ground level, rather than one story up. 
 
The DRC and UDC reviews of the proposed project are found later in this report, along with a discussion on 
the pros and cons of the proposed changes.  
 

B. Specific Request: The applicant is requesting approval of a plat amendment for Fox Hollow 
Neighborhood 2. This project was recorded in phases (Phases 2-5) prior to the expiration of the original 
Villages at Fox Hollow Master Development Agreement (MDA). Thus, when reviewing Neighborhood 2 it is 
necessary to refer to the old MDA as it still governs recorded plats.  

 
C. Process: Section 19.13.04 of the City Code states that Plat Amendments require a public hearing with the 

Planning Commission and that the Planning Commission is the approval authority. However, this project 
falls within a PUD overlay zone and variations are being requested. The PUD section of the Land 
Development Code states that the approval authority for variations is the City Council. Thus, the Planning 
Commission will be making a recommendation to the City Council.  
 
Staff finding: complies. After a public hearing with the Planning Commission the application will be 
forwarded to the City Council.  

 
D. Community Review: Prior to the Planning Commission review of the Preliminary Plat, this item was 

noticed as a public hearing in the Daily Herald; and notices were mailed to all property owners within 300 
feet of the subject property. The City Council is not required to hold a public hearing for these applications.  

 
E. General Plan:  The General Plan recommends Low Density Residential for this area. The Land Use 

Element of the General Plan defines Low Density Residential as one to four units per acre. The MDA that 
was in place when the final plat recorded in 2007 allowed for Medium Density Residential for this site. The 
PUD overlay allows density to be clustered. The overall density for Fox Hollow, under the MDA, is 3.02 
units per acre (3252 units/1076.67acres). 

 
F. Code Criteria: The property is zoned R-3 PUD, Low Density Residential, Planned Unit Development.  

Chapter 19.07 regulates the PUD Overlay and Section 19.04.13 regulates the R-3 zone. Pertinent 
requirements from these chapters are reviewed below.   
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Permitted or Conditional Use: complies. “Single Family Dwellings” are a permitted use in the R-3 
zone. The plans indicate 199 lots for single-family homes; thus, the proposal uses are permitted in the R-3 
zone. 
 
Minimum Lot Size, Setbacks and Yard Requirements, Minimum Lot Width, Minimum Lot 
Frontage: variations requested. The proposed plans do not meet the requirements of the underlying R-
3 zone; however, the PUD Overlay allows the applicant to request variations to these requirements. Staff 
recommends that the Planning Commission and City Council discuss the pros and cons of the changes and 
consider the requested variations. There are findings in favor of the variations and findings against the 
variations and a possible motion for each option in Section “G” of this report. The variations that are being 
requested are:  
 

• Lots that range in size from 2980-7332 square feet. 
• The lots are a minimum of 42 feet wide and include share driveways for access.  
• The shared driveways are 26 feet wide with 7-9 foot deep aprons in front of the garages.  
• The lot lines go to the center of the shared driveway, so the majority of the lots do not have 35 

feet of frontage on a public or private street.   
• The proposed setbacks are: 20’ front setbacks along Willow Creek Drive and Red Pine Road, and 

15 foot front setbacks along Village Parkway, 5’ side yard setbacks, and 10’ rear yard setbacks. 
• Some lots will consist of just the footprint of the home and will not have a private yard. Thus the 

lot size is equal to the footprint of the home.  
 

Sections 19.07.06 and 19.07.07 outline criteria for approving variations and are reviewed below.  
 
Section 19.07.06 states:  

1. In a vested PUD Overlay Zone, variations from the development standards of the underlying zone 
may be permitted by the City Council provided the variations meet the requirements of this 
Chapter and are specifically adopted by the City Council as part of the approved PUD plans. 
Variations, however, shall not include changes in the uses allowed by the zone with which the PUD 
has been combined. 

2. The City Council may, in the process of approving preliminary or final PUD plans, approve 
variations from the minimum standards of the underlying zone, including minimum densities, lot 
sizes, setbacks, and open space requirements where there is sufficient evidence that the variations 
will not adversely affect neighboring property and where the standards of this Chapter are met. 

3. Variations to the underlying zone requirements may not be greater than 25% except for density 
bonuses, which are established in each zone under Chapter 19.04. For instance, a required 20 foot 
front setback may not be reduced to less than 15 feet. 

4. Setbacks. 
a. Subject to 19.07.06(3), variations of setbacks from the underlying zone regulations shall 

be compensated by providing additional open space in other appropriate areas of the 
development, shall be in keeping with accepted land use planning principles, and shall only 
be approved as part of a PUD application duly approved by the City Council. 

b. Notwithstanding Subsection (a), no structure within a PUD may be closer than twenty feet 
to the peripheral property line of the entire development. The area within the twenty feet 
may be used as a buffer strip to be counted toward base open space requirements so long 
as it meets the definition of open space in Chapter 19.02 and the requirements for “base 
open space” in Subsection 19.07.07(7) below. If such buffer strip does not meet the 
definition of “base open space,” then it may be counted towards a density bonus so long 
as it meets the requirements of this Chapter and is granted in the discretion of the City 
Council. 

5. Base Density. The base density of a PUD shall be based on the density of the underlying zone. If 
the PUD is located in more than one residential zone, the total number of dwellings for the PUD is 
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calculated by adding up the number of dwellings allowed by each zone, with the applicable density 
bonus. However, the dwellings in such projects may be placed without regard to zone boundaries. 

 
Section 19.07.07, Variations from Development Standards, states: 

Subject to 19.07.06(3), the City Council may, in the process of approving preliminary or final PUD 
plans, approve variations from applicable development standards in the underlying zone only if it finds 
that all of the following conditions are met: 

1. that the granting of the variation will not adversely affect the rights of adjacent landowners or 
residents; 

2. that the variation desired will not adversely affect the public health, safety, or general welfare; 
and 

3. that the granting of the variation will not be opposed to the general spirit and intent of this 
Chapter or the Land Use Element of the General Plan. 

 
Findings in favor of variations, supporting 19.07.06:  

1. The requested variations are for the lot size, lot width, and lot frontage and are not related to the 
uses allowed by the zone.  

2. The requested variations will allow the product to be redesigned for small single family lots and 
homes rather than townhomes and there will be fewer units. The reduction in density will not 
adversely affect the neighboring property and the variations will allow for this change.  

3. The requirement that “variations to the underlying zone may not be greater than 25%” was added 
to the code after recordation of the original Neighborhood 2 final plat. Because the MDA governs 
the density, limitations in the code may not prevent this. Therefore, this requirement does not 
apply.  

4. The open space requirements were spelled out in the original MDA. Neighborhood 2 is required to 
provide 5.04 acres of open space. The plans indicate amenities for this development and include a 
sports court, a picnic pavilion and benches, and a tot lot. Neighborhood 2 is not on the periphery 
of the PUD; thus the 20’ buffer strip is not required.   

5. The overall PUD does not exceed the density allowed within a R-3 PUD.  
 
Findings in favor of the conditions for variations found in 19.07.06: 

1. The granting of the variations will not adversely affect the rights of the adjacent land owners or 
residents because the requested variations will allow for a reduction in density and will allow for a 
single-family product, rather than the previously approved two-family dwellings.  

2. The variations desired will not adversely affect the public health, safety, or general welfare 
because there is and will be similar housing products in the Fox Hollow development.  

3. Granting of the variations will not be opposed to the general spirit and intent of this Chapter or the 
Land Use Element of the General Plan because the PUD Chapter allows for clustering and a variety 
of housing products and allows the City Council to grant variations.  

 
Findings against the conditions for variations found in 19.07.06:  

1. The granting of the variations will adversely affect the rights of the adjacent land owners or 
residents because the requested variations will result in less open space within the project area 
and the overall project will appear more crowded than the townhome project.  

2. The variations desired will adversely affect the public health, safety, or general welfare because 
there are already several phases in Fox Hollow that are approved or are proposing lots and/or 
homes similar and size to those being proposed. The proposed variations will contribute to a glut 
of similar housing types in Fox Hollow.  

3. Granting of the variations will not be opposed to the general spirit and intent of this Chapter or the 
Land Use Element of the General Plan because the PUD Chapter encourages clustering to allow for 
larger open space areas and the proposed plans reduce the open spaces within Neighborhood 2.   
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Maximum Height of Structures, Maximum Lot Coverage, Minimum Dwelling Size: complies. No 
structure in the R-3 zone shall be taller than 35 feet. Maximum lot coverage in the R-3 zone is 50%. The 
minimum dwelling size in the R-3 zone is 1,250 square feet of living space. The applicant has indicated that 
their home plans will comply with these requirements which will be reviewed by the building department 
with each individual building permit application.  
 
Open Space: complies.  The MDA requires 5.04 acres of open space within Neighborhood 2. The 
proposed plans meet this requirement. The attached landscape plans identify the open space areas within 
the plan. The overall PUD has additional open spaces that may be used by residents of this development.  
 
Sensitive Lands: complies.  

• The R-3 zone requires that sensitive lands shall not be included in the base acreage when 
calculating the number of ERUs permitted in any development and no development credit shall be 
given for sensitive lands.  

o The density for this project was set by the MDA that was in place when the original final 
plat was recorded.  

• The R-3 zone requires all sensitive lands to be placed in protected open space.  
o No sensitive lands are shown on the plans.  

• The R-3 zone requires that no more than 50% of the required open space area shall be comprised 
of sensitive lands.  

o No sensitive lands are shown on the plans. 
 
Second access: can comply. The Code requires a second access once the development reaches 50 lots. 
The proposed plans indicate a second access. However, based on the density and configuration of the 
development, the Fire Department is requiring that the access at the south end of the project be complete 
prior to issuing a permit for more than 50 homes beyond the second access. 
 
Phasing plan: complies. The original project was recorded in phases. Thus, the plat related to each 
recorded phase is proposed to be amended accordingly. The proposed final plats indicate the proposed 
phasing. Phase 1 does not exist. Phase 2 includes 67 lots and 0.32 acres of entry landscaping. Phase 3 
includes 20 units without private yards, 2.79 acres of common area open space, and the main amenities 
(tot lot, sports court, pavilion, picnic tables, and benches). Phase 4 includes 76 lots and 2.32 acres of 
common area open space (another tot lot is recommended in Phase 4). Phase 5 includes 52 lots and 0.11 
acres of common area open space.  
 
Fencing: complies. Section 19.06.09(6) states “Fencing shall be placed along property lines abutting 
open space, parks, trails, and easement corridors. In addition, fencing may also be required adjacent to 
undeveloped properties. In an effort to promote safety for citizens using these trail corridors and security 
for home owners, fences shall be semi-private. Semi-private fencing is required along trail corridors.” The 
applicant has proposed to fence all of the lots. Fencing is also required between open spaces and lots. This 
will result in compliance with this requirement.  
 
PUD Plan approval: can comply. Section 19.07.09 outlines the requirements for architectural review, as 
outlined below.  
 

1. Preliminary PUD Plat Review. 
a. Subsequent to the Conceptual plan review by the DRC, Planning Commission, and City 

Council, an application for Preliminary PUD Plat review shall be prepared. The 
submittal requirements for a Preliminary Plat review are contained in Chapter 
19.12.03. In addition, the following items shall be submitted with the Preliminary plat:  

i. a plan document that contains written descriptions of how the proposed 
project complies with the provisions of this Chapter, including a description of 
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the terms of the proposed project relating to densities, density bonuses, 
clustering, preservation of open space, etc.; and 

ii. architectural plans that demonstrate continuity and uniform architectural 
themes, features and styles for all structures within the project, including 
types of materials to be used. 

b. All building elevation plans shall be reviewed by the Urban Design Committee (“UDC”) 
prior to review by the Planning Commission. The UDC shall review architectural styles, 
themes, and materials and shall make a recommendation to the Planning Commission 
regarding architectural styles, themes, and materials. 

c. The Preliminary PUD Plat submittal, when complete, will be forwarded to the Planning 
Commission for a public hearing (following the process outlined in Chapter 19.13) and 
recommendation. The Planning Commission will either recommend approval, approval 
with conditions, or denial of the application to the City Council. The Planning 
Commission may also table the application if it finds that the application materials are 
incomplete or request more information or clarification from the applicant, the 
Development Review Committee, or City Attorney regarding the proposed project. 

d. Following the Planning Commission’s action, the application shall be forwarded to the 
City Council for action. The City Council shall approve, approve with conditions, or 
deny the application. The City Council may also table action on the application if it 
finds that the application materials are incomplete or request more information or 
clarification relative to any portion of the application. 

Finding: 
a. The concept, preliminary and final plat were originally reviewed and approved in 2007 and 

earlier. The final plat was then recorded. This is a request to amend the final plat. The Plat 
Amendment has been reviewed by the DRC, and is scheduled for review by the Planning 
Commission and City Council.  

i. The plans show the clustering and include a table that indicates the density and 
open space. The expired and current MDA outline the densities, bonuses, open 
spaces and clustering for the Fox Hollow PUD.  

ii. The architectural plans are attached.  
The DRC discussed the proposed changes at length and recognizes that there are some 
pros and cons to the change. The Planning Commission and City Council may wish to 
discuss this further.  

• The pros to consider are that:  
o the density is being reduced by 51 units;  
o single family homes are proposed;  
o the property owners will be able to own some private yard space.  

• The cons to consider are that:  
o there are several other phases in Fox Hollow that intended for or are 

proposing small lots and/or homes;  
o this may result in a glut of similar home products in Fox Hollow; keeping 

the townhomes contributes to the variety in housing types in this location;  
o N4 is proposing lots in the 5,000 sq.ft. range (a map showing the location 

of the different neighborhoods is attached); 
o N11 is proposing lots in the 4500-5000 sq.ft. range;  
o N10 is proposing patio/cluster homes with shared common space. The 

homes will be approximately 1500 sq. ft.;  
o N5 is proposing lots in the 6,000-8,000 sq.ft. range 

 
The DRC recommends the following conditions:  

• That the HOA enforce no storage in the garages so they will be used for parking, 
and enforce no parking on the shared driveways or the aprons leading to the 
garages.  
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• No fencing in the front or side yards. Since the homes will only be 10 feet apart 
fencing the side yards will result in a five foot strip of property between the home 
and the fence and there may be window wells and/or a/c units in these locations.  

• That all of the amenities be bonded for with the first phase and that all of the 
amenities are installed prior to issuance of the 99th home permit.  

• That no more than 50 building permits may be issued west of the second access, 
unless the third access has been constructed and dedicated.  
 

b. The proposed plat amendment and conceptual building plan elevations are attached and 
were reviewed by the UDC on October 13, 2014. The UDC had the following comments 
and concerns: 

• Discussed whether or not this is a better project than the townhomes. Although it 
is less dense, the homes and yards are small and the open space has been 
reduced between the plans. The townhome plan had more open space and might 
feel more open than this layout.  

• Concern about parking and where people will park if they put stuff in the garage.  
• Concerned that the apron may encourage parking partially in the shared driveway.  
• Suggested adding visual variety to the garage doors so they are not all the same. 

Could add windows or different colors. (this a condition of approval) 
• To avoid monotony, the same elevation should not be built side by side (this is a 

condition of approval) 
• The front and side yards should not have fencing. Only the rear yard should have 

fencing. (this is a condition of approval) 
• The builder should landscape the front and side yards, at a minimum, prior to 

occupancy (this is a condition of approval). Recommend landscaping the full yards, 
so they are not an eyesore to adjacent properties.  

 
The plans have also been reviewed by the HOA, see attached letter. The HOA has 
indicated that they conceptually approve the proposed elevations, but that the homes will 
be required to have individual reviews and will have to meet the point system required of 
homes in Fox Hollow. The HOA also recommended an additional tot lot in open space #2 
and suggested that one tot lot be for children ages 5 and under and that the other be for 
children ages 5-12 (this is a condition of approval). They would like to see the amenities 
be included in the earlier phases. The phasing plans indicate that amenities are in Phase 3 
(the project consists of Phases 2-5).  
 

c.&d. This is not a Preliminary Plat application. This is a request for a plat amendment for the 
entirety of Neighborhood 2 and a change in product type. Plat Amendments require 
approval by the Planning Commission. However, the requested variations require approval 
by the City Council. Thus, it is recommended that the Planning Commission make a 
recommendation to the City Council and that the Council make the final decision.  

 
Master Development Agreement: Pertinent requirements of the MDA are reviewed below. 
 
Open Space: complies. Exhibit E-4 of the MDA requires 5.4 acres of open space within Neighborhood 2. 
The plans indicate that this requirement is being met.  
 
MDA Design Guidelines: complies. The design guidelines are intended to be enforced by the HOA, and 
not by the City. However, a review of pertinent requirements is outlined below.  
 
Density 
The Design Guidelines in the MDA define Medium Density Residential (MDR) Neighborhoods as 5.1 to 9 
units per acre and identifies Neighborhood 2 as MDR and states “These neighborhoods will primarily be 
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single-family, detached dwellings but may also include attached dwelling units.”  
 
The proposed development is 7.42 units per acre and includes detached single-family dwellings.  
 
Setbacks 
The design guidelines state “Variations in setbacks, both from front to back and from side to side, are to be 
encouraged. Uniformity in front facades and setbacks tend to cause visual monotony and shall be avoided.”  
 
The plans indicate that garage placement will vary and the front setbacks will vary. The plans also indicate 
that the lots with street frontage will have homes that face the street to the extent possible. Due to 
changes in grade, this is not possible for the entire frontage along Village Parkway.  
 
Parks 
The design guidelines state “For those neighborhoods where additional parks shall be planned, they will be 
placed so as to create a focal point and gathering place for that specific neighborhood that is within 
convenient walking distance to the surrounding residents. Such parks may provide for passive and/or 
active recreation. Furthermore, neighborhood parks may include any improvements that enhance the 
attractiveness of the neighborhood as a whole. Entrance features and enhanced landscaping along streets 
are two types of open spaces that can make a significant contribution towards giving a neighborhood a 
“park-like” feel. Neighborhood parks, opposed to preserved lands, shall be largely improved.” 
 
All of the proposed open spaces are improved, rather than native. The proposed open spaces provide a 
gathering place with a sports court, pavilion and tot lot plus open areas, connecting paths, entrance 
features and enhanced landscaping along streets.  
 
Front and Garage Setbacks 
“Garage setbacks shall be a minimum of 20 feet to allow for driveway parking without overhanging the 
sidewalk.”  
 
“The minimum front setback for a dwelling shall be 12 feet including decks, porches or overhangs.” 
 
The plans indicate shared driveways. The main driveway will be 26 feet wide and additional 7’ aprons will 
be provided for each home. The applicant is proposing the setbacks vary by two feet to allow for varied 
front setbacks. The garage placement on the home will also vary. Final review of this requirement will be 
by the HOA.  
 
Community Entrances: “The entrances to The Villages off of Redwood Road will have significant 
entrance monuments to welcome residents and visitors to the community. Additionally, each neighborhood 
or development pod is required to have a coordinating, masonry entrance feature. All individual 
neighborhood entrance features shall incorporate identical rock to that used in fencing along Redwood 
Road and in the entrance features to The Villages development.” 
 
The proposed entry monuments are included on Sheet L-L502 and indicate a stone veneer and cor-ten 
lettering.  
 

G. Recommendation and Alternatives: 
Staff recommends that the Planning Commission review the proposed Plat Amendment and Variations, 
discuss any public input received at their discretion, and select from the possible motions below:   

  
Possible Motion for Approval: 
I move that the Planning Commission recommend approval to the City Council of the Village at Fox Hollow 
Neighborhood 2 (The Cottage at Fox Hollow) Plat Amendment and requested variations, located along 
Willow Creek Drive and Red Pine Drive, based on the findings and conditions listed below:  
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Findings: 
1. Prior to the Planning Commission review of the Plat Amendment, this item was noticed as a public 

hearing in the Daily Herald; and notices were mailed to all property owners within 300 feet of the 
subject property. 

2. The proposed plat amendment is consistent with the General Plan as explained in the findings in 
Section “E” of this report, which findings are incorporated herein by this reference.   

3. The proposed preliminary plat meets or can conditionally meet all the requirements in the Land 
Development Code as explained in the findings in Section “F” of this report, which findings are 
incorporated herein by this reference.  

4. The granting of the variations will not adversely affect the rights of the adjacent land owners or 
residents because the requested variations will allow for a reduction in density and will allow for a 
single-family product, rather than the previously approved two-family dwellings.  

5. The variations desired will not adversely affect the public health, safety, or general welfare 
because there is and will be similar housing products in the Fox Hollow development.  

6. Granting of the variations will not be opposed to the general spirit and intent of this Chapter or the 
Land Use Element of the General Plan because the PUD Chapter allows for clustering and a variety 
of housing products and allows the City Council to grant variations.  

 
Conditions: 

1. That all requirements of the City Engineer be met, including those listed in the attached report. 
2. That all requirements of the City Fire Chief be met.  
3. That no more than 50 building permits may be issued west of the second access, unless the third 

access has been constructed and dedicated.  
4. The attached elevations are conceptually approved. Final architectural approval of each home shall 

be by the HOA.  
5. Individual yards shall be fenced by the developer with consistent fencing that is approved by the 

Master HOA. 
6. Fencing is required between lots and open space. Fencing is required between N5 and the 

proposed open spaces.  
7. The variations are approved as proposed. 
8. The homes on the lots directly adjacent to Willow Creek Drive and Red Pine Drive shall front the 

street.  
9. The homes on the lots directly adjacent to Village Parkway shall front the street between the first 

and second access.  
10. The HOA shall enforce no storage in the garages so they will be used for parking, and enforce no 

parking on the shared driveways and the aprons leading to the garages. This requirement shall be 
included in the sub-association CC&R’s.  

11. No fencing shall be permitted in the front or side yards. The developer or home builder shall fence 
the rear yards prior to the issuance of a certificate of occupancy for each home.  

12. All of the amenities shall be bonded for with the first phase and all of the amenities shall be 
installed prior to issuance of the 99th building permit.  

13. The garage doors shall vary in appearance and color to add visual variety.  
14. To avoid monotony, the same elevation shall not be built side by side.  
15. The builder shall landscape the front and side yards, at a minimum, prior to issuance of a 

certificate of occupancy for each home.  
16. One more tot lot shall be added to the project. The tot lot near the sports court shall be for ages 

5-12. A tot lot shall be added to the 0.50 acre open space in Phase 4 and shall be for children ages 
5 and under.  

17. Any other conditions as articulated by the Planning Commission: 
________________________________________________________________________ 
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Possible Motion for Denial:  
“I move that the Planning Commission recommend denial to the City Council of the Village at Fox Hollow 
Neighborhood 2 (The Cottage at Fox Hollow) Plat Amendment and variations, located along Willow Creek 
Drive and Red Pine Drive, based on the findings listed below:  
 

1. The granting of the variations will adversely affect the rights of the adjacent land owners or 
residents because the requested variations will result in less open space within the project area 
and the overall project will appear more crowded than the townhome project.  

2. The variations desired will adversely affect the public health, safety, or general welfare because 
there are already several phases in Fox Hollow that are approved or are proposing lots and/or 
homes similar and size to those being proposed. The proposed variations will contribute to a glut 
of similar housing types in Fox Hollow.  

3. Granting of the variations will not be opposed to the general spirit and intent of this Chapter or the 
Land Use Element of the General Plan because the PUD Chapter encourages clustering to allow for 
larger open space areas and the proposed plans reduce the open spaces within Neighborhood 2.   

4. Any other findings as articulated by the Planning Commission: _____________________________ 
________________________________________________________________________________ 

 
Possible Motion for Continuance:  
“I move to continue the item to another meeting, with direction to the applicant and Staff on information 
and / or changes needed to render a decision, as follows:  
 
 
 

 
H. Exhibits:   

 
A. Engineering Staff Report  
B. Location Map 
C. Letters From HOA 
D. Fox Hollow Neighborhoods 
E. Fox Hollow N2, 2006 site plan and 2009 elevations 
F. Proposed Open Space and Project Configuration 
G. Proposed Lot Configuration Plan 
H. Proposed Elevations 
I. Proposed Landscape Plan 
J. Proposed Final Plat(s) 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Fox Hollow Neighborhood 2              
Date: October 23, 2014 
Type of Item:   Final Plat Amendment  
 
 

Description: 
A. Topic:    The Applicant has submitted a Final Plat application. Staff has reviewed the 

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Flagship Homes, Nate Hutchinson 
Request:  Final Plat Amendment 
Location:  Willow Creek Drive and Red Pine Drive 
Acreage:  26.81 acres - 199 lots (Currently Recorded with 250 Lots) 

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

conditions: 
 
D. Conditions:   

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

subdivision and recording of the plats.  Review and inspection fees must be paid as 
indicated by the City prior to any construction being performed on the project. 

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

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

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

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

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

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



 
G. Final plats and 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. Project bonding must be completed as approved by the City Engineer prior to 

recordation of plats. 
 
J. 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.  

 
K. 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.  

 
L. All roads shall be designed and constructed to City standards and shall incorporate 

all geotechnical recommendations as per the applicable soils report. 
 
M. Developer shall provide a finished grading plan for all lots and shall stabilize and 

reseed all disturbed areas. 
 
N. Developer shall comply with all requirements set forth in The Villages MDA. 

 
O. Plans shall be phased for grading, utilities, amenities, and landscaping. 

 
P. Developer shall provide individual culinary and secondary water meters for each 

lot owner, existing master meters will need to be removed and metered 
connections provided for all open spaces. 
 

Q. Developer shall provide at least two points of access for any portion of the project 
that exceeds 50 units.  
 

R. Developer shall provide complete roadway and utility plans for the completion of 
Pinion Pine Drive all the way to Swainson Avenue. 
 

S. Developer shall remove all unused laterals back to the main. 
 

T. Developer shall complete a 2” grind and overlay of all internal roadways that will 
receive multiple road cuts to restore them to existing condition or better. 
 

U. Developer shall provide 12’ wide paved access roads to all manholes outside of the 
public ROW. 
 



V. Developer shall ensure any meter boxes located in a traffic area shall be in a 
concrete H-20 load rated box. 
 

W. Developer shall prohibit parking on all interior roads and shared driveways. 
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NOTES:

1.  EXTERIOR WALL FINISHES MUST BE LISTED,

   LABELED, AND INSTALLED AS PER

   MANUFACTURER'S INSTALLATION INSTRUCTION GUIDES.

2. INSPECTION OF THE WEATHER-RESISTIVE BARRIER

   AND FLASHING IN ORDER TO PREVENT WATER FROM

   ENTERING THE WEATHER-RESISTANT EXTERIOR WALL

   ENVELOPE IS REQUIRED. R109.1.5

3. ALL FOOTINGS SHALL BEAR 30" OR 36" MIN. BELOW

   FINISH GRADE (VERIFY DEPTH WITH LOCAL CODES),

   BUT NO LESS THAN 12" BELOW NATURAL GRADE.

4. HOUSE DRAINAGE FINAL GRADES TO BE MIN. 6" OF

   FALL FOR FIRST 10' FROM HOME.



MAIN F.F.

100'-0"

MAIN TOP PLATE

108'-0"

UPPER F.F.
109'-0 5/8"

UPPER TOP PLATE

117'-0 5/8"

GARAGE T.O.S.

98'-6"

BASEMENT T.O.S.
91'-1 7/8"
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GARAGE T.O.S.

98'-6"

BASEMENT T.O.S.
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SCALE   1/4"=1'-0"

LEFT   ELEVATION

Each Sub-Contractor Shall Check
And Understand All Dimensions,
Notes And Other Aspects Of This
Project Applicable To Their Trade
And Affecting Other Trades Prior
To And During Construction.

Notify Designer Or Engineer In
Writing Of Any Discrepancies Or
Changes On The Drawings Before
Proceeding With Any Work.

Each Sub-Contractor Shall
Coordinate Work With Other Trade
Through The General Contractor.

The Designer Will Not Assume
Responsibility For Any Misuse Or
Misreading Of These Plans. Where
Information Is Available But Unclear,
The Person Using These Plans Is
Responsible For Clarifying Any
Questions According To The
Conditions Stated Above.

C
ra
ig
  W

al
l  D

es
ig
n,
  I
nc
.

77
07

 S
. M

ai
n 
S
tr
ee

t
M

id
va
le
,   
U

ta
h 
 8
40

47
(8
01

)  
28

5 
- 8

88
5

em
ai
l: c

ra
ig
@
cr
ai
gw

al
ld
es
ig
n.
co

m

Notes

SHEET

PRINT DATE

#
R
ev
isi
on

D
ra
wn

   B
y 
:

E
ng
in
ee
re
d 
  B

y 
:

Pl
an
  #
:

Pl
an
   N

am
e 
:

BID SET ONLY
NOT FOR CONSTRUCTION

1 2 3 4 5 6

A1.0
AUG. 6, 2014

PL
A
N
 D

F
L
A
G
S
H
IP
  H

O
M
E
S

C
W

D

E
N
G
IN

E
E
R

E
X
T
E
R
IO

R
   E

L
E
V
A
T
IO

N
S

NOTES:

1.  EXTERIOR WALL FINISHES MUST BE LISTED,

   LABELED, AND INSTALLED AS PER

   MANUFACTURER'S INSTALLATION INSTRUCTION GUIDES.

2. INSPECTION OF THE WEATHER-RESISTIVE BARRIER

   AND FLASHING IN ORDER TO PREVENT WATER FROM

   ENTERING THE WEATHER-RESISTANT EXTERIOR WALL

   ENVELOPE IS REQUIRED. R109.1.5

3. ALL FOOTINGS SHALL BEAR 30" OR 36" MIN. BELOW

   FINISH GRADE (VERIFY DEPTH WITH LOCAL CODES),

   BUT NO LESS THAN 12" BELOW NATURAL GRADE.

4. HOUSE DRAINAGE FINAL GRADES TO BE MIN. 6" OF

   FALL FOR FIRST 10' FROM HOME.



MAIN F.F.
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MAIN TOP PLATE
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UPPER TOP PLATE

117'-0 5/8"

BASEMENT T.O.S.

91'-1 7/8"

SCALE   1/4"=1'-0"

REAR   ELEVATION

MAIN F.F.

100'-0"

MAIN TOP PLATE

108'-0"

UPPER F.F.

109'-0 5/8"

UPPER TOP PLATE

117'-0 5/8"

GARAGE T.O.S.

98'-6"

BASEMENT T.O.S.

91'-1 7/8"

SCALE   1/4"=1'-0"

RIGHT   ELEVATION

Each Sub-Contractor Shall Check
And Understand All Dimensions,
Notes And Other Aspects Of This
Project Applicable To Their Trade
And Affecting Other Trades Prior
To And During Construction.

Notify Designer Or Engineer In
Writing Of Any Discrepancies Or
Changes On The Drawings Before
Proceeding With Any Work.

Each Sub-Contractor Shall
Coordinate Work With Other Trade
Through The General Contractor.

The Designer Will Not Assume
Responsibility For Any Misuse Or
Misreading Of These Plans. Where
Information Is Available But Unclear,
The Person Using These Plans Is
Responsible For Clarifying Any
Questions According To The
Conditions Stated Above.
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1.  EXTERIOR WALL FINISHES MUST BE LISTED,

   LABELED, AND INSTALLED AS PER

   MANUFACTURER'S INSTALLATION INSTRUCTION GUIDES.

2. INSPECTION OF THE WEATHER-RESISTIVE BARRIER

   AND FLASHING IN ORDER TO PREVENT WATER FROM

   ENTERING THE WEATHER-RESISTANT EXTERIOR WALL

   ENVELOPE IS REQUIRED. R109.1.5

3. ALL FOOTINGS SHALL BEAR 30" OR 36" MIN. BELOW

   FINISH GRADE (VERIFY DEPTH WITH LOCAL CODES),

   BUT NO LESS THAN 12" BELOW NATURAL GRADE.

4. HOUSE DRAINAGE FINAL GRADES TO BE MIN. 6" OF

   FALL FOR FIRST 10' FROM HOME.













































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

 

 
 
 
 
 
 

Planning Commission 
Staff Report 

 
Concept Plan 
Lakeside 25, 26, 27 
October 23, 2014 
Public Meeting 
 

Report Date:    October 16, 2014 
Applicant/Owner: Woodside Homes of Utah, LLC / AY Lakeside, LLC 
Location:   ~2600 S Shorewood Dr to ~2800 S Redwood Rd 
Major Street Access:  Redwood Road 
Parcel Number(s) & Size: 59:012:0097, 59:012:0098, 59:012:0099; 71.06 acres 
Parcel Zoning: R-3 PUD, Low Density Residential Planned Unit Development 
Adjacent Zoning: R-3, R-3 PUD 
Current Use of Parcel: Vacant 
Adjacent Uses: Single family residential, golf course, lake 
Previous Meetings: Lakeside at Saratoga Springs MDA, reviewed by PC 8/23/13  
Previous Approvals:  Lakeside at Saratoga Springs MDA, approved by CC 9/17/13 
Land Use Authority: Concept plan requires review by PC and CC 
Future Routing: Public meeting with City Council 
Author:    Sarah Carroll, Senior Planner 

 
 
 
A. Executive Summary:  

This is a request for review of the Concept Plan for Lakeside Plats 25, 26, and 27. The Concept 
plan includes 209 lots that are 7,000 square feet or larger. The Lakeside at Saratoga Springs 
Master Development Agreement regulates these phases, along with the Land development Code.  

 
Recommendation: 
Staff recommends that the Planning Commission conduct a public meeting and 
provide informal direction to the applicant and staff regarding the conceptual 
subdivision. No official motion or recommendation is provided for Concept Plans. 

 
B. Background:  

The concept plan has been reviewed by staff and the attached plan reflects comments provided 
by the Development Review Committee. The applicant will be required to construct the trails 
shown on the concept plan, as required per the MDA.  
 

C. Specific Request:  
This is a request for review of the concept plan for Lakeside Plats 25, 26, 27. The Concept Plan 
has 209 lots that are 7,000 square feet or larger and indicates 11.96 acres of open space made 
up of the Redwood Road trail, the Lakeshore trail, the drainage channel and a few small park 
areas. This project will be included in the Saratoga Springs Owners Association (SSOA).  



D. Process:  
Per section 19.13.04(6) of the City Code, a Concept Plan application shall be submitted before 
the filing of an application for Subdivision or Site Plan approval. 
 
The Concept Plan review involves an informal review of the plan by the Planning Commission and 
City Council.  The developer shall receive comments from the Planning Commission and City 
Council to guide the developer in the preparation of subsequent applications. 
 

E. Community Review:  
There is no requirement to notice concept plans because the comments received from the 
Planning Commission and City Council are not binding.  Formal community interaction will occur 
once a public hearing is scheduled as part of the subdivision review. 
 

F. General Plan:   
The General Plan designates this area for Low Density Residential. The General Plan states that 
areas designated as Low Density Residential are “designed to provide areas for residential 
subdivisions with an overall density of 1 to 4 units per acre.  This area is to be characterized by 
neighborhoods with streets designed to the City’s urban standards, single-family detached 
dwellings and open spaces.”   
 
Finding: consistent. The density on the proposed concept plan does not exceed four units per 
acre and is consistent with the general plan. (209 units/(71.06-1.60 acres)=3 units/acre) 
 

G. Code Criteria:  
Section 19.12.03 of the City Code states, “All subdivisions are subject to the provisions of Chapter 
19.13, Development Review Process”. The following criteria are pertinent requirements for 
Preliminary Plats listed in Sections 19.12 (Subdivision Requirements) and 19.04.13 (R-3 
Requirements) of the City Code. 
 
Permitted or Conditional Uses: complies.  Section 19.04.13(2 & 3) lists all of the permitted 
and conditional uses allowed in the R-3 zone.  The Concept Plan shows residential building lots 
for single family homes which are supported as a permitted use in the R-3 zone.  
 
Minimum Lot Sizes: complies with the MDA. 19.04.13(4) states that the minimum lot size 
for residential lots is 10,000 square feet.  The Master Development Agreement allows the 
minimum lot sizes for these phases to be 7,000 square feet. Corner lots are required to be 10% 
larger than the minimum.  

 
Setbacks and Yard Requirements: up for discussion, variations requested. Section 
19.04.13(5) outlines the setbacks required by the R-3 zone. These requirements are: 
 

Front: Not less than twenty-five feet. 
Sides: 8/20 feet (minimum/combined) 
Corner: Front 25 feet; Side abutting street 20 feet 
Rear: Not less than twenty-five feet  
 

The City Council may grant variations to these requirements during the Preliminary Plat review 
process. The setback detail on the plans indicates setbacks of:  
  

Front: 20’ to living space, 25’ to garage 
 Sides: 5’ each side 
 Corner: 5’ on street side  
 Rear: 15’  
 
Staff recommends increasing the side yard setbacks to 8’ each and increasing the corner side 
yard to at least 15’ on the street side.   
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Minimum Lot Width: can comply. Section 19.04.13(6) states that the minimum lot width in 
the R-3 zone is 70 feet. Because this is a PUD, the applicant may request variations during the 
Preliminary Plat review. The Concept plan does not indicate the lot widths.  
 
Parking, vehicle and pedestrian circulation: can comply. Section 19.09.11 requires single-
family homes to have a minimum of 2 parking stalls within an enclosed garage.  Driveways 
leading to the required garages must be a minimum 20 feet in length.  This requirement will be 
reviewed by the building department with each individual building permit application.  
 
Access to the proposed subdivision comes from Redwood Road. A phasing plan will be required 
with the preliminary plat application and must meet the requirements of the MDA. Two access 
points are shown onto Redwood Road and cross-connection to future abutting developments is 
also shown.  
 
Fencing: can comply.  Section 19.06.09 requires fencing along property lines abutting open 
space, parks, trails, and easement corridors.  The Code also states that in an effort to promote 
safety for citizens using these trail corridors and security for home owners, fences shall be semi-
private. Staff recommends that the applicant include fencing details with their Preliminary Plat 
showing semi-private fencing between the private lots and open space.   
 
Open Space: complies. The MDA requires 15% open space for these plats. The plans indicate 
16.8% open space.  The MDA allows the 15% requirement to be spread out over the phases. 
However, as they are developed, the phase may not be below the 15% requirement, which may 
require open space in an adjacent phase to be improved as well. This will be reviewed further 
with the preliminary plat application(s).  
 
Sensitive Lands: can comply. Credit toward meeting the open space requirement may be 
given for sensitive lands per the following code criteria: 
 

a. Sensitive lands shall not be included in the base acreage when calculating the number 
of ERUs permitted in any development and no development credit shall be given for 
sensitive lands. 

b. All sensitive lands shall be placed in protected open space. 
c. Sensitive lands may be used for credit towards meeting the minimum open space 
requirements. However, no more than fifty percent of the required open space area shall 
be comprised of sensitive lands. 
 

Sensitive Lands are defined in Section 19.02.02 as: 
“land and natural features including canyons and slopes in excess of 30%, ridge lines, 
natural drainage channels, streams or other natural water features, wetlands, flood 
plains, landslide prone areas, detention or retention areas, debris basins, and geologically 
sensitive areas.” 
 

The plans indicate that 13.4% of the open space (1.60 acres) is sensitive lands. However, the 
sensitive lands have not yet been identified. This has been subtracted from the overall project 
acreage when determining density, under Section “F” of this report.  
 

H. Recommendation and Alternatives:  
No official action should be taken.  The Planning Commission should provide general direction 
and input to help the developer prepare for formal subdivision application. 
 
Staff recommends: 

1. That all requirements of the City Engineer are met, including those listed in the attached 
report. 

2. That all requirements of the Fire chief are met.  
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3. That the applicant looks at some of the odd shaped lots to verify they are buildable.  
4. That the side setbacks be increased to 8’ on each side and that the corner side yard 

setback be increased to 15’ on the street side.  
 

I. Exhibits: 
1. Engineering Report 
2. Zoning / Location map 
3. Concept Plan 

 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Lakeside (SSD Plats 25, 26, 27)                
Date: October 23, 2014 
Type of Item:   Concept Plan Review 
 
 

Description: 
A. Topic:    The applicant has submitted a concept plan application. Staff has reviewed the 

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Woodside Homes of Utah, LLC / AY Lakeside, LLC 
Request:  Concept Plan 
Location:  Approximately 2600 S. Shorewood Dr to 2800 S. Redwood Rd. 
Acreage:  70.49 acres - 209 lots 

 
C. Recommendation:  Staff recommends the applicant address and incorporate the 

following items for consideration into the development of their project and construction 
drawings. 

 
D. Proposed Items for Consideration:   

 
A. Prepare construction drawings as outlined in the City’s standards and specifications 

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

  
B. Consider and accommodate existing utilities, drainage systems, detention systems, 

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

 
C. Comply with the Land Development Codes regarding the disturbance of 30%+ 

slopes. 
 
D. Incorporate a grading and drainage design that protects homes from upland flows. 
 
E. Developer shall provide a traffic study to determine the necessary improvements to 

existing and proposed roads to provide an acceptable level of service for the 
proposed project. 

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



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

requirements in the preparation of the Construction Drawings. 
 
H. Project bonding must be completed as approved by the City Engineer prior to 

recordation of plats. 
 
I. All review comments and redlines provided by the City Engineer are to be complied 

with and implemented into the construction drawings. 
 
J. All work to conform to the City of Saratoga Springs Standard Technical 

Specifications, most recent edition. 
 
K. Developer shall prepare and record easements to the City for all public utilities not 

located in a public right-of-way. 
 
L. Developer is required to ensure that there are no adverse effects to adjacent 

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

 
M. Developer shall identify all sensitive lands as defined in the Land Development 

Code.  Sensitive land shall be placed into protected open space. 
 
N. Developer shall improve and dedicate, to City standards, the required half width of 

Redwood Road along the entire frontage. 
 
O. No lots shall contain any portion of the sewer or storm drain easements.  The 

relocation of existing sewer mains may be required to accommodate new road 
alignments proposed in plats 26 and 27. All relocation work must be bonded for as 
calculated by the City Engineer prior to commencing construction and no disruption 
to existing service shall occur during construction. 

 
P. Developer shall comply with all requirements and regulations set forth in the 

Saratoga Springs Development MDA. 
 
Q. The existing 10-inch culinary water line in Redwood Road shall be extended south 

along Redwood Road and then north-easterly along Shorewood Drive to connect to 
the existing waterline at the south end of Plat 23. This 10-inch waterline shall be 
bonded for and constructed with the development of either plat 25, 26, or 27; 
whichever is developed first. A 14-inch waterline shall be extended to the south 
property boundary of Plat 26, from the 10-inch waterline in Shorewood Drive, to 
facilitate future connections.  

 
R. The Secondary Waterline in Shorewood Drive shall be a minimum of 8-inches and 

shall extend to Redwood Road to facilitate future connections. An 8-inch secondary 



waterline shall be extended to the south property boundary of Plat 26, from the 8-
inch secondary waterline in Shorewood Drive, to facilitate future connections. 

 
S. The trail along redwood be completed when Shorewood Drive is connected to 

Redwood Road and that no less than 1/3 of the trail shall be constructed with each 
plat 25-27 to ensure equitable costs are shared with each. 

 
T. Some or all of the Lots in plats 25, 26, and 27 may require the construction of a lift 

station in order to have sewer service. A new sewer lift station must be in a location 
that is acceptable to the City and provides service for the maximum amount of the 
land between Redwood Road and Utah Lake.  The design and construction costs of 
the lift station are the responsibility of the Developer. The Lift station shall be 
bonded for and constructed with the first plat that has lots requiring its use for 
sewer service. 

 
U. Shorewood Drive shall be completed through Plats 25, 26 and 27 and connect to 

Redwood Road. 
 
V. The developer shall provide at a minimum the Lakeshore Trail, a trail along the 

drainage in plat 26, and a Trail as outlined in the standard road cross section for 
Redwood Rd. 
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Scott Langford, AICP, Senior Planner 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
slangford@saratogaspringscity.com • 801-766-9793 x116  •  801-766-9794 fax 

 

 

 
 

 
 

 

Planning Commission 

Staff Report 

 

Beacon Point 

Preliminary Plat 

October 23, 2014 

Public Hearing 
 

Report Date:    October 16, 2014 
Applicant/Owner: Paul Watson / Mendenhall  

Location: Approximately 4300 South Redwood Road 

Major Street Access:  Redwood Road 
Parcel Number(s) & Size: 16-003-0032; 63.64 acres 

Parcel Zoning: Conditional R-4, Low Density Residential 
Adjacent Zoning: PC (south); R-3 (north) 

Current Use of Parcel: Vacant 

Adjacent Uses: Undeveloped Teguayo (south); Lake Mountain Single Family 
Residential (north) 

General Plan Designation: Low Density Residential (1-4 units per acre) 
Previous Meetings: Concept Plan Review: PC 1-24-13 and CC 2-5-13; Preliminary 

Plat approval 07-16-13; Concept Plan Review (R-5 Rezone): PC 
1-23-14 and CC 02-18-14 (denied); Concept Plan Review (R-4 

Rezone): PC 5-22-14; Conditional Rezone to R-4: 06-17-2014 

Previous Approvals:  Preliminary Plat Phase 1 only (50 lots) 
Land Use Authority: City Council 

Future Routing: Public Meeting with City Council 
Author:    Scott Langford, Senior Planner 

 

 

 

A. Executive Summary:  
 

This is a request for Preliminary Plat approval for 154 single-family lots on 63.64 acres for a 
density of 2.42 units per acre.  The applicant is proposing a minimum lot size of 9,000 square 

feet.  The proposed Preliminary Plat shows a total of 14.52 acres of open space, 6.29 acres of 

which is either in storm water detention areas or with slopes greater than 30% grade; therefore 
the net usable open space is 11.375 acres, which is 17.88% of the property. 

 
Recommendation: 

Staff recommends that the Planning Commission conduct a public hearing, take 
public comment, discuss the proposed Preliminary Plat, and choose from the options 

in Section “I” of this report. Options include a motion to recommend approval as proposed, a 

motion recommend approval as contingent upon additional conditions, a motion to recommend 
denial based on non-compliance with findings of specific criterion, or a motion to continue the 

item to gather additional supportive information. 

mailto:slangford@saratogaspringscity.com
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B. Background:  

A Concept Plan for the Beacon Point Development was reviewed by the Planning Commission (1-
24-13) and City Council (2-5-13) in 2013, under the name of “Sugar Plumb”.  The City Council 

approved a Preliminary Plat for a portion of the site (32.71 acres) on July 16, 2013, which 
included 50 lots. Since receiving approval, the applicant has discovered that, due to the high cost 

of infrastructure needed to serve this development, they are not able to move forward with the 

previously approved Preliminary Plat. Therefore the applicant submitted a request to rezone the 
property from the R-2 to the R-5 zone, which was denied by the City Council on February 18, 

2014. Subsequently, the applicant submitted a request to rezone the property from R-2 to R-4 
which was conditionally approved on June 17, 2014 (minutes attached). 

 
C. Specific Request:  

The applicant is now seeking Preliminary Plat approval for 154 single-family lots on 63.64 acres 

of property. The Preliminary Plat shows lots with a minimum size of 9,000 square feet, which is 
the minimum lot size permitted in the R-4 zone. 
 

D. Process:  

Per section 19.12.03 of the City Code, all subdivisions must receive Preliminary Plat approval. An 

application for a Preliminary Plat shall follow the approved City format. Subdivisions are subject 
to the provisions of Chapter 19.13, Development Review Processes. 

 
The development review process for subdivision approval involves a formal review of the 

Preliminary Plat by the Planning Commission in a public hearing, with a formal recommendation 
forwarded to the City Council.  The City Council reviews the Preliminary Plat in a public meeting 

and formally approves the Preliminary Plat.  Final Plats are reviewed and approved by the City 

Council in a public meeting. 
 

E. Community Review:  
Per 19.13.04 of the City Code, this item has been noticed in The Daily Herald, and each 

residential property within 300 feet of the subject property was sent a letter at least ten calendar 

days prior to this meeting.  As of the completion of this report, the City has not received any 
public comment regarding this application.   

 
F. General Plan:   

The site is designated as Low Density Residential on the adopted Future Land Use Map. The 

General Plan states that areas designated as Low Density Residential are “designed to provide 
areas for residential subdivisions with an overall density of 1 to 4 units per acre.  This area is to 
be characterized by neighborhoods with streets designed to the City’s urban standards, single-
family detached dwellings and open spaces.”  The proposed Preliminary Plat shows an overall 

density of 2.42 units per acre, and as such demonstrates that the property can be developed in a 
way that is consistent with the General Plan. 

 

G. Code Criteria:  
Section 19.12.03 of the City Code states, “All subdivisions are subject to the provisions of Chapter 
19.13, Development Review Process”. The following criteria are pertinent requirements for 
Preliminary Plats listed in Sections 19.12 (Subdivision Requirements) and 19.04.14 (R-4 

Requirements) of the City Code. 

 
Permitted or Conditional Uses: complies.  Section 19.04.14(2 & 3) lists all of the permitted 

and conditional uses allowed in the R-4 zone.  The Preliminary Plat shows residential building lots 
which are supported as a permitted use in the R-4 zone.  

 
Minimum Lot Sizes: complies. 19.04.14(4) states that the minimum lot size for residential lots 

is 9,000 square feet.  The smallest lot shown on the Preliminary Plat is 9,000 square feet, with a 

minimum corner lot square footage of 9,900 square feet. 
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Setbacks and Yard Requirements: complies. Section 19.04.14(5) outlines the setbacks 

required by the R-4 zone. These requirements are: 
 

Front: Not less than twenty-five feet. 
 

Sides: 8/16 feet (minimum/combined) 

 
Rear: Not less than twenty feet  

 
Corner: Front 25 feet; Side abutting street 20 feet 

 
The typical setback and P.U.E. details shown on the plats are in compliance with all of these 

minimum setback requirements. 

 
Parking, vehicle and pedestrian circulation: complies. The City’s Master Transportation 

Plan shows a collector road running east/west within the northern portion of the Preliminary Plat. 
During previous meetings, staff, the Planning Commission, and City Council have raised concerns 

regarding safety and traffic efficiency for collector roads with a large number of private 

driveways.  In order to reduce the potential number of driveways backing directly onto the 
collector road, staff has recommended that the Preliminary Plat employ a type of shared 

driveway design. 
 

Example of Shared Driveway Design: 

 
The shared driveways would be privately owned and maintained with access provided by an 

easement (shown on Preliminary Plat). Staff recommends that if an HOA is established to 

maintain other areas of this development, that the HOA should also maintain the landscaping 
within the islands and the pavement within the private driveways. If an HOA is not established 

then these areas should be maintained by the adjacent property owners. 
 

Section 19.09.11 requires single-family homes to have a minimum 2 parking stalls within an 

enclosed garage.  Driveways leading to the required garages must be a minimum 20 feet in 
length. Staff recommends, as a clarifying condition of approval, that homes with shared driveway 

access also have individual driveways that are 20 feet deep in order to keep the shared driveway 
clear.  Staff believes that the proposed lots are of sufficient size to support this requirement. 

Min. 20 
feet 
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The proposed subdivision will connect with two existing stubbed streets in the Lake Mountain 

Estates subdivision and two new intersections onto Redwood Road.   
 

Fencing: can comply.  Section 19.06.09 requires fencing along property lines abutting open 
space, parks, trails, and easement corridors.  The Code states that in an effort to promote safety 

for citizens using these trail corridors and security for home owners, fences shall be semi-private. 

A 6-foot tall wrought iron style fence is proposed along the lots that directly front Redwood Road 
(along the Redwood Road trail corridor); however the vast majority of the proposed fencing 

between the other private lots and open space is a 6 foot tall beige solid vinyl fence. Most of the 
open space throughout the development includes a trail; therefore, the fencing must be amended 

to be semi-private in all the areas that include a trail.    
 

Open Space: potential issues, can comply. The City Code requires a minimum 15% open 

space; therefore this development is required to have 9.546 acres of open space.  The proposed 
Preliminary Plat shows a total of 14.52 acres of open space, 6.29 acres of which falls into the 

category of sensitive land because it is either in storm water detention areas or has slopes 
greater than 30% grade.  Up to 50% of sensitive land can be included in the calculation of open 

space, therefore the net usable open space is 11.375 acres, which is 17.88% of the property. 

 
This Preliminary Plat includes 4 phases.  All of the open space will be developed in the first 

phase. 
 

Open Space is defined in Section 19.02. as: 
 

  a. means an open, landscaped, and improved area that: 

i. is unoccupied and unobstructed by residential or commercial buildings, 
setbacks between buildings, parking areas, and other hard surfaces that have 

no recreational value; 
ii. provides park or landscaped areas that meet the minimum recreational needs 

of the residents of the subdivision; 

b. includes parks, recreational areas, gateways, trails, buffer areas, berms, view 
corridors, entry features, or other amenities that facilitate the creation of more 

attractive neighborhoods; 
c. may include hard surfaced features such as swimming pools, plazas with recreational 

value, sports courts, fountains, and other similar features with recreational value, as 

well as sensitive lands with recreational value, subject to the limitations stated in the 
definition of sensitive lands, within a development that have been designated as such 

at the discretion of the Planning Commission and City Council; and 
d. may not include surplus open space located on another lot unless such surplus open 

space was previously approved as part of an overall site plan, development 
agreement, or plat approval. 

 

Most of the open space shown within this development is vegetated with “native seed mix”. The 
frontage of Redwood Road between the sidewalk and roadway will have turf-grass and trees.  

Within the open space there is approximately 1,950 linear feet of trails. Apart from the trails, 
there are no other improvements with the provided open space.  

 

The two questions that the Planning Commission and the City Council should consider when 
reviewing the proposed open space are: 

1) Does the proposed open space meet the minimum recreational needs of the residents 
of the subdivision, and; 

2) what areas (if any) should be dedicated to and maintained by the City? 
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Question #1 - Does the proposed open space meet the minimum recreational needs? 
The closest regional park is Marina Park, which is located over a half mile away to the northeast.  
There are other smaller neighborhood parks located to the north in the Lake Mountain Estates 

development.  
 

Below is a map that shows the locations of these existing parks in relation to the proposed 

Beacon Point Preliminary Plat. 

 
For comparison purposes, the portion of the Lake Mountain Estates located below Harbor 

Parkway contains 210 lots.  Within this area there is one neighborhood pocket park (Mountain 
Moon Park) which is approximately 1 acre in size. It has 2 small covered pavilions with picnic 

tables, one play structure, and the remaining area improved with turf-grass. 
 

Mountain Moon Park: 

 

Beacon 
Point 

Mountain Moon 
Park; 0.99 ac 

Panorama Park; 
0.67 ac 

Wayman Park; 
1.22 ac Marina Park;  

12.62 ac 
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Staff believes that the Planning Commission and the City Council should require additional 

improved open space in order to meet the minimum recreational needs of the proposed 154 lot 
subdivision. It is recommended that this additional improved open space should be centrally 

located and adjacent to the other less improved open space within the drainages.  This improved 
open space should be relatively flat so that is can be utilized as a playfield and should include 

other amenities similar to other neighborhood parks in the area.  One such area could be the 

area currently shown as lots 21 to 24 (see below). The total land area for these 4 lots equals 
0.85 acres. 

 
 

 
 
 
Question #2 - what areas (if any) should be dedicated to and maintained by the City? 
The Preliminary Plat currently has notes from the applicant that state all of the open space will be 
dedicated to and maintained by the City.  As stated, much of the open space contained within 

this development will be planted with a native seed mix. These minor improvements in and of 
themselves should not merit the City’s consideration to take over the long term maintenance. 

 

However, there are other items to consider when weighing the pros and cons associated with 
taking over ownership of this development’s open space.   

 
The map on the following page shows a portion of the adopted Trails Master Plan.  The map 

shows two regional trails within the Beacon Point development; one along the frontage of 
Redwood Road, and one along running up Lime Kiln Canyon drainage.  These regional trails 

should be available for the general public. 

 
 

 
 

 

 
 

 

Area of 

Interest 
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Adopted Trails Master Plan (Southern Section): 

 
Another item to consider is when determining if the City should maintain the open space within 
this development is the overall drainage improvement the Beacon Point development is providing 

to this part of the City. The following exhibit shows that the improvements proposed within 
Beacon Point have been designed to handle over 1,000 acres of drainage. These improvements 

not only provide storm water run-off protection for Beacon Point, but also for the existing Lake 

Mountain Estates. 

  

Beacon 

Point 

Beacon 
Point 
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Wildland / Urban Interface: can comply.  The proposed Preliminary Plat has a significant 

number of lots that are required to provide proper setbacks in accordance with the Wildland-
Urban Interface Code.  The Fire Department is in the process of doing an analysis of the fuel 

types located in this area.  Once their assessment is complete, the lots that back the unimproved 
and non-regularly maintained open space must have a minimum defensible space between any 

structures and the undeveloped areas.  This required defensible area will be clearly stated on the 

Final Plats for each of the 4 Phases. 
 

H. Recommendation and Alternatives:  
After evaluating the required standards for Preliminary Plats located in an R-4 zone, staff 

recommends that the Planning Commission conduct a public hearing and choose one of the 
following motions:  

 

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

forward a positive recommendation to the City Council to approve the Beacon Point Preliminary 
Subdivision Plat on approximately 63.64 acres of property as shown in Exhibit 2 and generally 

located at 4300 South Redwood Road, with the findings and conditions below: 

 
Findings: 

1. As stated in Section G of this report, the proposed subdivision plat is consistent with the 
General Plan and Land Development Code with the recommended conditions. All findings in 

Section G of this report are incorporated into these findings by this reference. 
 

  Conditions: 

1. That per Section 19.12.02(5) of the City Code, the Preliminary Subdivision Plat shall remain 
valid for twenty-four months from the date of City Council approval.  The City Council may 

grant extensions of time when such extensions will promote the public health, safety, and 
general welfare. Said extensions must be requested within twenty-four months of site 

plan/Subdivision approval and shall not exceed twelve months.” 

2. Prior to Final Plat approval, the fencing between private lots and open space shall be 
amended to be in compliance with section 19.06.09 of the Land Development Code. 

3. Note “IM-110” shall be amended to state, “reduce height of fence to 3 feet from sidewalk to 
25 feet back into the property”.  

4. The Final Plats shall include the following note associated with the shared driveways; “Prior 

to the occupancy of any structure requiring a shared driveway, the associated shared 
driveway shall be fully completed.” 

5. Lots 21 to 24 shall be converted to improved open space, including turf-grass, covered 
pavilions, picnic tables, play structure, and other improvements commensurate with similar 

neighborhood parks in the area. Final open space improvements shall be reviewed and 
approved as part of the Phase 1 Final Plat. 

6. If an HOA is established to maintain other areas of this development, the HOA shall also 

maintain the landscaping within the islands and the pavement within and adjacent to the 
private driveways. If an HOA is not established then these areas shall be maintained by the 

adjacent property owners. 
7. All requirements of the City Engineer shall be met, including but not limited to those in the 

attached report.  

8. All requirements of the Fire Chief shall be met, including but not limited to those in the 
attached report.  

9. Any other conditions as articulated by the Planning Commission: 
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Alternative Motion A 
“I move to continue the item to another meeting, with direction to the applicant and Staff on 
information and/or changes needed to render a decision, as follows:  

 

 
 
 

 
Alternative Motion B 
“Based upon the evidence and explanations received today and the following findings, I move 

that the Planning Commission forward a negative recommendation to the City Council to deny 
the Beacon Point Preliminary Subdivision Plat on approximately 63.64 acres of property as shown 

in Exhibit 2 and generally located at 4300 South Redwood Road. Specifically I find that the 
following standards and/or code requirements have not been met:” 

 
List Specific Code Standards and Requirements: 

 

 
 

 

 
I. Exhibits: 

1. Engineering Report 

2. Zoning / Location map 
3. Aerial Photo 

4. Preliminary Plat Exhibits 
5. Development Agreement 

6. City Council June 17, 2014 Minutes (Rezoning Action)  

 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Beacon Point              
Date: October 23, 2014 
Type of Item:   Preliminary Plat Approval 
 
 

Description: 
A. Topic:    The Applicant has submitted a preliminary plat application. Staff has reviewed 

the submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Paul Watson  
Request:  Preliminary Plat Approval 
Location:  Approximately 4300 S. Redwood Rd. 
Acreage:  63.64 acres - 154 lots 

 
C. Recommendation:  Staff recommends the approval of preliminary plat subject to the 

following conditions: 
 
D. Conditions:   

 
A. The developer shall prepare final construction drawings as outlined in the City’s 

standards and specifications and receive approval from the City Engineer on those 
drawings prior to commencing construction. 
 

B. Developer shall bury and/or relocate the power lines that are within this plat.    
   
C. All roads shall be designed and constructed to City standards and shall incorporate 

all geotechnical recommendations as per the applicable soils report. 
 
D. Developer shall provide end of road and end of sidewalk signs per MUTCD at all 

applicable locations. 
 
E. Developer shall provide a finished grading plan for all roads and lots and shall 

stabilize and reseed all disturbed areas. 
 
F. Meet all engineering conditions and requirements as well as all Land Development 

Code requirements in the preparation of the final plat and construction drawings.  
All application fees are to be paid according to current fee schedules. 

 



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

 
H. All review comments and redlines provided by the City Engineer during the 

preliminary process are to be complied with and implemented into the final plat 
and construction plans. 

 
I. Developer shall prepare and submit easements for all public facilities not located 

in the public right-of-way 
 
J. Final plats and plans shall include an Erosion Control Plan that complies with all 

City, UPDES and NPDES storm water pollution prevention requirements. Project 
must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 
developed property) and shall identify an acceptable location for storm water 
detention. All storm water must be cleaned as per City standards to remove 80% 
of Total Suspended Solids and all hydrocarbons and floatables. 

 
K. Project shall comply with all ADA standards and requirements. 
 
L. The existing secondary water system cannot support this project.  An additional 

source is required in the area to alleviate the extreme pressure swings that the 
current system would experience if this project is added.  Although the culinary 
system could support both the indoor and outdoor demand for this project, this 
would use up significant amounts of the remaining capacity in the system and is 
not recommended. 

 
M. The developer shall provide turn-around’s at all temporary dead ends greater than 

150-ft compliant with International Fire Code and City Standards. 
 
N. Developer shall improve and dedicate, to City standards, the required half width of 

Redwood Road along the entire frontage. 
 
O. Developer shall provide and install formal landscaping and irrigation systems in all 

detention basin areas. 
 
P. Developer shall ensure all sensitive lands are placed in protected open space and 

out of residential lots. 
 
Q. Developer shall preserve natural drainages to the maximum extent practical and 

shall maintain a minimum setback of 100-ft from top of bank to the nearest 
structure unless adequate erosion control mitigation can be provided to justify the 
use of a lesser setback on the recorded plat.   All trails and home finish floor 
elevations shall be a minimum of 2-ft above the 100-yr high water elevation of any 
adjacent drainage or waterway. 

 
R. Developer shall provide a comprehensive storm water model showing the 100-yr  



S. flow high water boundary along the natural drainages as well as a minimum 
freeboard of 2’.  No lot shall contain any part of the drainage below the top of 
existing bank or the 2-ft freeboard boundary, whichever is the greater distance 
from the drainage flow line. 

 
T. Any culverts installed in the natural drainages shall be designed to convey the 100-

yr flow with a minimum freeboard of 18 inches. 
 
U. Developer shall show on final construction drawings and build with each plat all 

master planned infrastructure as directed by the City Engineer.  Utility mains shall 
be extended to the boundaries of each plat to facilitate future development. 

 
V. The developer shall provide a wild land interface on the west and south 

boundaries of this property that will properly mitigate the risk of wildfires. 
 
W. Developer shall ensure all water lines will meet required fire flows. 
 
X. Developer shall ensure that any portion of drainage channel that is modified or 

created shall not have slopes that exceed 3:1 and ensure adequate permanent 
stabilization is provided. 

 
 
 

 
 
 



Zoning and Location Map 
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Planning Commission 

Staff Report 

Concept Plan, General Plan Amendment, and Rezone 
Riverbend Medical 
October 23, 2014 
Public Hearings and Concept Review 
 

Report Date:     Thursday, October 9, 2014 
Applicant:  Blaine Hales 
Owner (if different):   Saratoga Springs Professional Building, LLC 
Location:    Riverbend Commercial, 41 E. 1140 N.  
Major Street Access:   Redwood 
Parcel Number(s) and size:  51:508:0004, 1.63 Acres 
General Plan Designation:  Mixed Use 
Zone:     Mixed Use 
Adjacent Zoning:   Agriculture, R-14, R-18 
Current Use:    Vacant 
Adjacent Uses:   Residential, Vacant 
Previous Meetings:   Riverbend MDA Extension approved June, 2014 

Riverbend Commercial Plat approved March 11, 2008 
Land Use Authority:  City Council 
Future Routing:  PC and CC 
Planner:    Kimber Gabryszak 

 
 
A.  Executive Summary:   

The applicant, Blaine Hales on behalf of the property owner, is requesting a General Plan (GP) 
amendment and Rezone to the Neighborhood Commercial (NC) designation and zone, and input 
on a concept plan for a ~9500 sq.ft. medical office building on a 1.6 acre parcel adjacent to 
Redwood Road in the Riverbend development.  

 
Staff Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing and take public 
comment on the Rezone and GP Amendment applications, give the applicant feedback on the 
concept plan, and consider making a recommendation on the Rezone and GP applications to the 
City Council. Options for the Rezone and GP amendments include a positive recommendation, 
negative recommendation, or continuance, and are outlined in Section H of this report.  

 
B. BACKGROUND: The Riverbend commercial lots were approved in March of 2008 under the 

Riverbend Master Development Agreement (MDA). The property was zoned Mixed Use in 
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anticipation of potential mixed commercial, office, and residential development on the property, 
however the applicants wish to pursue only commercial.  

 
Exhibit B-1 of the MDA requires the “southernmost mixed use building” to be constructed prior to 
any structures in Phase 4. The MDA was amended in July 2014 to extend the term and modify 
the remaining residential units from a townhome format to a two-family and three-family format; 
as part of that amendment, the mixed-use timeframe limitations were removed. Regardless, this 
building has been submitted for approval prior to or concurrently with the residential units in 
phase 4.  

 
C. SPECIFIC REQUEST:  
 The concept plan outlines an approximately 9500 sq.ft. medical office building with three 

separate units. “Office, Medical” is a conditional use in the Mixed Use zone, however the MU zone 
also requires residential and commercial components within the site. As the proposal is for a 
single category of use, and “Office, Medical” is a conditional use in the Neighborhood Commercial 
zone, the applicants are requesting a rezone to Neighborhood Commercial and a General Plan 
Amendment to change the future land use district to Neighborhood Commercial.  

 
D. PROCESS 

 
General Plan Amendment and Rezone 
Section 19.17.03 of the City Code outlines the requirements for a rezone and General Plan 
amendment requiring all rezoning application to be reviewed by the City Council after receiving a 
formal recommendation from the Planning Commission. An application for a rezone request shall 
follow the approved City format. Rezones are subject to the provisions of Chapter 19.13, 
Development Review Processes. 
 
The development review process for rezone approval involves a formal review of the request by 
the Planning Commission in a public hearing, with a formal recommendation forwarded to the 
City Council.  The City Council will then hold a public hearing and formally approve or deny the 
rezone request.   
 
Concept Plan 
Section 19.17.02 of the Code also states “Petitions for changes to the City’s Zoning Map to all 
land use zones shall be accompanied by an application for Concept Plan Review or Master 
Development Agreement approval pursuant to Chapter 19.13 of this Code.”  
 
The applicants have submitted a Concept Plan application for the previously referenced medical 
office building. Per Section 19.13 of the Code, the process for a Concept Plan includes informal 
review of the plan by both the Planning Commission and the City Council. No public hearing is 
held, and a recommendation is not required.  

  
E. COMMUNITY REVIEW:  

The rezone and GP portions of this application have been noticed as a public hearing in the Daily 
Herald, and mailed notice sent to all property owners within 300 feet at least 10 days prior to this 
meeting. As of the date of this report, no public input has been received. 

 
The Concept Plan does not require a public hearing. 
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F. GENERAL PLAN:   
The site is designated as Mixed Use on the adopted Future Land Use Map. The applicants are 
requesting an amendment to Neighborhood Commercial, which states:    
 

Neighborhood Commercial. The Neighborhood Commercial designation is intended to identify 
locations where small-scale neighborhood oriented commercial developments are to be located. 
These commercial developments are to provide goods and services that are used on a daily basis 
by the surrounding residents.  
 
Tenant spaces in these areas shall be limited to 10,000 square feet. Neighborhood Commercial 
developments should be large enough to accommodate functioning traffic patterns but should not 
exceed 5 acres in size.  

 
Parcels considered for this designation should be located in close proximity to residential areas 
where pedestrian activity between residents and the development is likely to occur. Improvements 
such as trails, seating and lighting that would help create gathering spaces and promote pedestrian 
activity are expected and shall be considered and essential part of developments in the 
Neighborhood Commercial areas.  
 
Developments in these areas shall contain landscaping and recreational features as per the City’s 
Parks and Trails Element of the General Plan. 

 
The applicant is requesting conceptual input on a medical office development that would comply 
with the smaller building size and small-scale use as contemplated by the Neighborhood 
Commercial land use designation. Trail connectivity is proposed. If the GP amendment is 
approved, the proposal would be consistent with this designation.  

 
G. CODE CRITERIA:  

 
Rezones and General Plan amendments are legislative decisions; therefore the Council has 
significant discretion when making a decision on such requests.  
 
The Code criteria below are provided as guidelines, however are not binding requirements.  
 
Rezone and General Plan Amendments 
Section 19.17.04 outlines the requirements for both a rezone and a General Plan amendment, 
and states: 
 

The Planning Commission and City Council shall consider, but not be bound by, the following 
criteria when deciding whether to recommend or grant a general plan, ordinance, or zoning 
map amendment: 
 

1. the proposed change will conform to the Land Use Element and other provisions of 
the General Plan; 
Consistent. The application conforms to the Neighborhood Commercial category 
identified in the General Plan.  
 

2. the proposed change will not decrease nor otherwise adversely affect the health, 
safety, convenience, morals, or general welfare of the public; 
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Consistent. The proposal provides small scale commercial development, and with 
appropriate conditions and management, no negative impacts will occur.  
 

3. the proposed change will more fully carry out the general purposes and intent of this 
Title and any other ordinance of the City; and 
Consistent. The application does not negatively impact development of the site; the 
proposed use is possible in both the existing Mixed Use zone and designation, with the 
only change the removal of an integrated residential component.  
 

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. While community interests will not likely be better served, there will also 
be no harm to the community as the change will not result in more intense uses, 
higher density, or increased traffic over the existing zone and designation.  

 
Concept Plan - Code 
 
• 19.04, Land Use Zones (reviewed according to NC zone, not MU zone) – Complies  

o Use – medical office, Conditional Use in the zone.  
o Setbacks – 25’ front/side/rear. Complies.  

§ The applicants have applied for a Code amendment to permit consideration of a 
fifteen-foot setback reduction for the property line closest to Redwood Road. Both 
the compliant concept plan, and a concept plan showing the reduced setback are 
attached.  

o Lot width, depth, size, coverage – 100’ width/frontage, 50% coverage, 15,000 max 
size, complies.  

o Dwelling/Building size – maximum 15,000 sq.ft. per building. Complies at 9596 sq.ft. 
o Height – 35’ maximum 
o Open Space / Landscaping – 25% required, 0.62 acres = ~44% 
o Sensitive Lands – n/a 
o Trash – provided  

 
• 19.06, Landscaping and Fencing – Complies with comments  

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

o Landscaping Plan – TBD through site plan process 
o Planting Standards & Design – to be provided at a later date 
o Amount – TBD through site plan process 
o Fencing & Screening – TBD through site plan process 

 
• 19.09, Off Street Parking – Minor Issues  

o Parking Requirements / Design – TBD through site plan 
§ Lighting - TBD 

o Dimensions - complies (9’ x 18’) 
o Accessible – complies  
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§ Provided 
o Landscaping - issues 

§ Islands provided 
§ 10’ buffer / berm not met at roundabout 
§ 8’ boundary strip provided along rest of parking area 

o Pedestrian Walkways & Accesses – issues  
§ Sites >75,000 s.f. need raised pedestrian walkways, 10’ wide and through 

center of parking area, with landscaped islands 
o Minimum Requirements – complies 

§ Medical office requirement: 5 spaces per 1000 s.f. 
§ 9596 s.f. = 48 stalls required 
§ 58 stalls provided 

 
• Section 19.13, Process 

o General Considerations: General Plan, Natural Features, Community & Public Facilities 
§ Use is contemplated by GP 
§ No natural features are impacted 

o Notice / Land Use Authority 
§ Concept to PC and CC 
§ Rezone / GP requires public hearings with PC and CC, and notice to 300’. 
§ CUP and Site Plan will require public hearings with PC and CC, and notice 

to 300’. 
 

• 19.14, Site Plans.  
o Will be reviewed at time of Site Plan submittal.  
o Initial concept comments:  

§ Screening between commercial and residential areas will be required.  
 
• 19.15, Conditional Use Permit.  

o Will be reviewed at time of CUP submittal.  
 

• 19.18, Signs. Not yet submitted. Will be reviewed along with site plan. 
 

H. Recommendation and Alternatives: 
Staff recommends that the Planning Commission give the applicant informal feedback and 
direction on the Concept Plan.  
 
Staff also recommends that the Commission conduct a public hearing on the rezone, take public 
comment, discuss the rezone, and then choose from the rezone outlined below:  
 
Option 1, Positive Recommendations  
(Staff supports this option) 
“I move to forward positive recommendation to the City Council for the General Plan Amendment 
and Rezone of the ~1.63 parcel 51:508:0004 from Mixed Use to Neighborhood Commercial, as 
identified in Exhibit 1, with the Findings and Conditions below:” 

 
Findings  
1. The General Plan amendment will not result in a decrease in public health, safety, and 
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welfare as outlined in Section G of this report, which section is hereby incorporated by 
reference, as the proposed office use is permitted in both the existing and proposed 
land use designation.  

2. The rezone is consistent with Section 19.17.04 of the Code, as articulated in Section G 
of this report, which section is hereby incorporated by reference. . Specifically: 

a. The rezone will conform to the amended Land Use Element and other 
provisions of the General Plan as it meets the Neighborhood Commercial 
category identified in the General Plan.  

b. the proposed zone change will not decrease nor otherwise adversely affect the 
health, safety, convenience, morals, or general welfare of the public as it 
permits the same medical office use as the existing zone, and with appropriate 
conditions and management, no negative impacts will occur.  

c. the proposed zone change will not negatively impact the general purposes and 
intent of this Title and any other ordinance of the City.  

d. community interests will remain unaffected by the proposed change.  
 
Conditions: 
1. All requirements of the City Engineer shall be met.  
2. Any conditions added by the Commission. __________________________________ 
3. ____________________________________________________________________ 

 
Option 2, Continuance 
“I move to continue the rezone and General Plan amendment to another meeting, with direction 
to the applicant and Staff on information and / or changes needed to render a decision, as 
follows:  
 

1. ______________________________________________________________ 
2. ______________________________________________________________ 
3. ______________________________________________________________ 

 
Option 3, Negative Recommendation 
“I move to forward a negative recommendation to the City Council for the General Plan 
Amendment and Rezone of the ~1.63 parcel 51:508:0004 from Mixed Use to Neighborhood 
Commercial, as identified in Exhibit 1, with the Findings below: 

 
1. ______________________________________________________________ 
2. ______________________________________________________________ 
3. ______________________________________________________________ 

 
 
I. Exhibits:   

1. Location & Zone Map      (page 7) 
2. Aerial        (page 8) 
3. Proposed Concept Plan – meeting setbacks   (page 9) 
4. Proposed Concept Plan – showing reduced side setback  (page 10) 
5. Conceptual Elevations      (pages 11-13) 
6. Conceptual Floor Plans      (page 14) 
7. City Engineer’s Report      (page 15-16) 
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Zoning & Planning

Sources: Esri, HERE, DeLorme, USGS, Intermap, increment P
Corp., NRCAN, Esri Japan, METI, Esri China (Hong Kong), Esri
(Thailand), TomTom, MapmyIndia, © OpenStreetMap contributors,
and the GIS  User Community

City Parcels
City Boundary
A - Agricultural
RA-5
RR - Rural Residential
R-2 - Low Density Residential

R-3 - Low Density Residential
R-6 - Medium Density Residential
R-10 - Medium Density Residentia
R-14 - High Density Residential
R-18 - High Density Residential
NC - Neighborhood Commercial

MU - Mixed USe
PC - Planned Community
RC - Regional Commercial
OW - Office Warehouse
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0 0.45 0.90.225 mi

0 0.7 1.40.35 km

1:18,056

 
SaratogaSpringsPage 7 of 16

saratogasprings
Rectangle

saratogasprings
Callout
Project Location

saratogasprings
Typewritten Text
Exhibit 1

saratogasprings
Rectangle



Zoning & Planning

Source: Esri, DigitalGlobe, GeoEye, i-cubed, Earthstar Geographics,
CNES/Airbus DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN,
IGP, swisstopo, and the GIS User Community

City Parcels
October 15, 2014
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City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Riverbend Medical                
Date: October 23, 2014 
Type of Item:   Concept Plan Review 
 
 

Description: 
A. Topic:    The applicant has submitted a concept plan application. Staff has reviewed the 

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Blaine Hales 
Request:  Concept Plan 
Location:  Riverbend Commercial, 41 E. 1140 N. 
Acreage:  1.626 acres - 1 lot 

 
C. Recommendation:  Staff recommends the applicant address and incorporate the 

following items for consideration into the development of their project and construction 
drawings. 

 
D. Proposed Items for Consideration:   

 
A. Prepare construction drawings as outlined in the City’s standards and 

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

  
B. Consider and accommodate existing utilities, drainage systems, detention 

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

 
C. Comply with the Land Development Codes regarding the disturbance of 30%+ 

slopes. 
 
D. Incorporate a grading and drainage design that protects homes from upland 

flows. 
 
E. 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. All storm water will need to be cleaned to remove 80% of the TSS 
110 microns and larger. 
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F. Developer shall meet all applicable city ordinances and engineering conditions 

and requirements in the preparation of the Construction Drawings. 
 
G. Project bonding must be completed as approved by the City Engineer prior to 

recordation of plats. 
 
H. All review comments and redlines provided by the City Engineer are to be 

complied with and implemented into the construction drawings. 
 
I. All work to conform to the City of Saratoga Springs Standard Technical 

Specifications, most recent edition. 
 
J. Developer shall prepare and record easements to the City for all public utilities 

not located in a public right-of-way. 
 

K. Developer is required to ensure that there are no adverse effects to adjacent 
property owners and future homeowners due to the grading and construction 
practices employed during completion of this project.   

 
L. Developer shall ensure that the boundary description of the lot matches the River 

Bend Commercial recorded plat. 
 

M. Developer shall work with the other commercial and residential property owners 
in the Riverbend development to develop and execute an access and 
maintenance agreement for the shared entrance road and for the shared 
landscaping and trail at the entrance of the project. 
 

N. Developer shall ensure that project has a both a culinary and secondary water 
metered connection. 
 

O. Developer shall complete the landscaping and streetscape improvements to the 
round-about on the entrance road 
 

P. Developer shall comply with all county and state requirements and permitting 
processes for the removal and abandonment of any wells and septic tanks onsite. 
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Kimber Gabryszak, AICP 

Planning Director Planning Director 
 
 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
801-766-9793 x107 •  801-766-9794 fax 

kgabryszak@saratogaspringscity.com 
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     Planning Commission 
Staff Report 

 
Code Amendment 
19.04 – Neighborhood Commercial Setback Exception 
October 23, 2014 
Public Hearing 
 

Report Date:    Thursday, October 9, 2014 
Applicant: Blaine Hales on behalf of Riverbend Medical Office Building 
Property Owner:  Saratoga Springs Professional Building, LLC 
Previous Meetings:  None 
Land Use Authority: City Council 
Future Routing: Public hearing(s) with City Council  
Author:   Kimber Gabryszak, Planning Director 

 
 
A. Executive Summary:   

The applicant, Blaine Hales on behalf of the property owner, is requesting amendments to Section 
19.04.20. “Neighborhood Commercial” to add a City Council granted setback exception option 
similar to the exception available in other commercial zones, with an increased exception of 
fifteen feet.  

 
Recommendation:  

 
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, discuss the proposed amendments, and choose from the options in Section H of 
this report. Options include a positive recommendation with or without modifications, a negative 
recommendation, or continuance.  
 

B. Background:  The applicant submitted an application for Concept Plan review of a commercial 
office building, along with a request to amend both the General Plan Land Use Map and Zone 
Map to Neighborhood Commercial (NC). Though the review process, it came to light that the 
property line for the subject property was further from Redwood Road than similar properties, and 
the required 25’ setback would cause the building and signage to be less visible.  

 
Other commercial zones permit the Council to grant up to one ten-foot setback exception, however 
the Neighborhood Commercial zone does not. To enable the building to be placed fifteen feet 
closer to Redwood Road, the applicant is requesting to add similar exception language to the NC 
zone, increasing the exception from ten to fifteen feet.  

 
C. Specific Request:  

Section 19.04.20 outlines the requirements for the NC zone. Specifically, the setback requirements 
are 25 feet from any property line.  
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The Regional Commercial, Office Warehouse, Industrial, Business Park, and Institutional/Civic 
zones contain an exception clause that allows the Council to “reduce no more than one setback by 
up to ten feet if in its judgment the reduction provides a more attractive and efficient use of the 
property. The City Council may consider the quality of the proposed materials, landscaping 
improvements, or other buffers to determine if an aesthetically pleasing public view of the site will 
be created.”  This exception is not currently available in the NC, Mixed Use, or Mixed Lakeshore 
zones.  
 
The proposed amendments to the NC zone are below:  
 
19.04.20.5. Setbacks and Yard Requirements 

a. All structures in this zone are required to maintain minimum setbacks as follows: 
i. Front: twenty-five feet. 
ii. Sides: twenty-five feet. 
iii. Rear: twenty-five feet. 
iv. Exceptions: the City Council may reduce no more than one setback requirement by 

up to fifteen feet if in its judgment the reduction provides a more attractive and 
efficient use of the property.  

 
D. Process: Section 19.17.03 of the Code outlines the process 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. The application was submitted on September 25, 2014, and the hearing 
is within the 30 days.  
 

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

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

3. The Planning Commission and City Council shall provide the notice and hold a public 
hearing 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 scheduled 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.  
 

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; while the request is by one property owner, these amendments 
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are City-wide and no mailed notice was required. As of the date of this report, no public input has 
been received.  

 
A public hearing with the City Council has been scheduled and will be noticed for November 18, 
2014.  

 
F. General Plan:  

 
Land Use Element 
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, 
establishment of a strong community identity in the City of Saratoga Springs, and implementation 
of ordinances and guidelines to assure quality of development.  
 
Staff conclusion: consistent 

 The proposed change provides additional flexibility in the exercise of property rights, while not 
being an automatic increase. The City Council gains flexibility while still having the ability to 
require quality development, protect aesthetics, and maintain the community identity.  

 
 The goals and objectives of the General Plan are not negatively affected by the proposed 

amendments, community goals will be met, and community identity will be maintained.   
 
G. Code Criteria:  

 
Code amendments 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 
in making a decision, 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 amendment will permit the consideration of a setback exception, 
but is not automatic. The City Council will be able to ensure that the general 
welfare is not adversely affected when making exception decisions.     
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3. the proposed change will more fully carry out the general purposes and intent of this 
Title and any other ordinance of the City; and 

Consistent. The stated purposes of the Code are found in section 19.01.04: 
1. The purpose of this Title, and for which reason it is deemed necessary, and for 

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

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

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

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

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

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

g. stabilize and conserve property values; 
h. encourage the development of an attractive and beautiful community; 

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

accordance with the Land Use Element of the General Plan. 
 
The amendment will permit the potential for additional use of private property, 
which may increase property values, while ensuring that appropriate standards are 
in place that will be effective and supportive of the General Plan.  
 
The request is for a fifteen foot exception, which brings the minimum setback for 
any yard down to ten feet. The current ten-foot exception in the RC, OW, I, and IC 
zones permits reduced setbacks of ten to twenty feet, which is a larger range. For 
consistency, Staff recommends that the Commission and Council consider 
modifying the request to state a ten-foot exception for consistency and orderly 
growth.  
 

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. With Council consideration rather than an automatic reduction, the 
potential increased use of property will be limited and only implemented where it 
does not negatively impact the interests of the public and community.  
  

H. Recommendation / Options: 
 
Staff recommends that the Planning Commission conduct a public hearing, discuss any public 
input received, and choose from the options below.  
 
Option A – Positive Recommendation  
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Staff recommends that the Planning Commission choose to forward a positive recommendation 
on 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 amendment to Section 
19.04.20, 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, by supporting the 
goals and policies of the General Plan. 

2. The amendments are consistent with Section 19.17.04.2 as outlined in Section G of this 
report and incorporated herein by reference, and will not decrease nor otherwise 
adversely affect the health, safety, convenience, morals, or general welfare of the 
public.   

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 setback exception shall be ten/fifteen feet. 
2. The amendments shall be edited as directed by the Commission: __________________  

a. ________________________________________________________________ 
b. ________________________________________________________________ 
c. ________________________________________________________________ 

 
Alternative Option B – Continuance  
Vote to continue 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 amendments to Section 19.04.20 of the Code to the November 
13th meeting, with the following changes to the draft: 
_______________________________________________________________________________ 
_______________________________________________________________________________ 
_______________________________________________________________________________ 
 
Alternative Option C – Negative Recommendation 
Vote to forward a negative recommendation to the City Council for 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 
19.04.20 of the Code with the Findings below: 

 
Findings 
1. The amendments do not comply with Section 19.17.04(1), General Plan, as articulated 

by the Commission:_____________________________________________________ 
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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. Section 19.05.02.10, proposed amendments   (page 7)  
2. Applicant request packet & explanations    (pages 8-11) 
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EXHIBIT 1 
 

19.04.20.5. Setbacks and Yard Requirements 
a. All structures in this zone are required to maintain minimum setbacks as follows: 

i. Front: twenty-five feet. 
ii. Sides: twenty-five feet. 
iii. Rear: twenty-five feet. 
iv. Exceptions: the City Council may reduce no more than one setback requirement by 

up to fifteen feet if in its judgment the reduction provides a more attractive and 
efficient use of the property.  
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