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Planning Commission Meeting 

Thursday, October 22, 2015 
Meeting held at the Saratoga Springs City Offices 

1307 North Commerce Drive, Suite 200, Saratoga Springs 
 
 

AGENDA 
 
One or more members of the Commission may participate electronically in this meeting. 
 
PLEASE NOTE: THE ORDER OF THE FOLLOWING ITEMS MAY BE SUBJECT TO CHANGE WITH THE ORDER OF THE PLANNING 
COMMISSION CHAIR. 
 
Regular Session commencing at 6:30 P.M. 
 
1. Pledge of Allegiance. 
2. Roll Call.  
3. Public Input – Time has been set aside for any person to express ideas, concerns, comments, questions or issues that are 

not listed on the agenda. Comments are limited to three minutes. 
4. Public Hearing: Home Occupation for Two Little Hands Preschool & Daycare, located at 2894 S Fox Point Dr., Dana Powell 

Applicant. Presented by Sarah Carroll. 
5. Public Hearing: Preliminary & Final Plat for Saratoga Springs Commercial Development (Turf Farm). Located at 

approximately 200 W Crossroads Blvd. (across from IHC), WPI (Daniel Schmidt) applicant. Presented by Kara Knighton. 
6. Public Hearing: Site Plan for Tractor Supply, located approximately 200 W Crossroads Blvd. (across from IHC), WPI (Daniel 

Schmidt) applicant. Presented by Kara Knighton. 
7. Public Hearing: Plat Amendment for Harvest Hills Plat F-A, Lots 1205, 1206, 1207, 1208, 1209, and 1210, Located at 

approximately Ginger Place and Bay Leaf Drive. Ridgepoint Management applicant. Presented by Jamie Baron. 
8. Work Session: Discussion of Code and Vision. Presented by Kimber Gabryszak. 
9. Approval of Minutes: 

1. October 8, 2015. 
10. Reports of Action. 
11. Commission Comments. 
12. Director’s Report: 

• Council Actions 
• Applications and Approval 
• Upcoming Agendas 
• Other 

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

14. Adjourn. 
 
*Public comments are limited to three minutes. Please limit repetitive comments. 
 

I, the City Recorder of City of Saratoga Springs, certify that copies for the above agenda notice was posted on this 1st day of October, 2015 on 
the Saratoga Springs City bulletin board, the Saratoga Springs City website www.saratogaspringscity.com, posted to the Utah State Public 
Notice website at www.utah.gov/pmn and sent to at least one newspaper of general circulation within the jurisdiction of the public body. Lori 
Yates, City Recorder 



Sarah Carroll, Senior Planner 

scarroll@saratogaspringscity.com 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 

801-766-9793 x106  •  801-766-9794 fax 

 
 
 

      Planning Commission 

Staff Report 

 
Home Occupation 
Two Little Hands Preschool and Daycare 
October 22, 2015 
Public Hearing 
 

Report Date:    Thursday, October 15, 2015 
Applicant: Dana Powell 
Owner:   Dana Powell 
Location: 2894 South Fox Pointe Drive 
Major Street Access:  Village Parkway  
Parcel Number(s) & Size: 54:226:0501, 0.216 acres 
General Plan Designation: Low Density Residential 
Parcel Zoning: R-3 PUD 
Adjacent Zoning:  R-3 PUD 
Current Use of Parcel: Residential Home 
Adjacent Uses:  Residential Homes 
Land Use Authority: Planning Commission 
Type of Action: Administrative 
Future Routing: None 
Author:   Sarah Carroll, Senior Planner 

 

 
 
A. Executive Summary:   

The applicant, Dana Powell, is requesting approval of a preschool for children ages 2-5 in the 
basement of her home at 2894 South Fox Pointe Drive. In the future the applicant would like 
the ability to switch from preschool services to daycare services with 16 children and one 
employee. The home is located on a corner lot and has a basement entry that provides 
access to the preschool/daycare area.  

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing on the 
proposed home occupation, take public comment, discuss the application, and 
choose from the options in Section H of this report. Options include approval with 
conditions, continuance, or denial.  
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B. Background & Request:   
The applicant would like approval to operate a preschool with the following parameters:   

• 8 children per class 
• 3 classes per day, 4 times per week 

• Potential schedule: 
o 8:00-10:00  two year old class 
o 10:30-12:30 ages 3-5 years old 
o 1:00-3:00 ages 3-5 years old 

 
In the future the applicant may switch from preschool services to daycare services and would 
like approval to do both. If the applicant switches to daycare services in the future the 
proposal is for 16 children at a time with one employee.  
 
The services will be offered in the basement of the home which has an outside access 
directly to the basement and a kitchen area. The home is 4443 square feet; 748 square feet 
of the basement is proposed to be used for the home occupation which is less than 1/3 of 
total square footage.   
 

C. Process:  
The process and standards for a Home Occupation are found in Section 19.08 of the Code. 
Minor home occupations are approved administratively by Staff; however, if the proposal will 
include more than five patrons or customers, the approval body becomes the Planning 
Commission, which is required to hold a public hearing.  

 
As the proposal is for 8 students per preschool class and up to 16 children for a daycare, this 
home occupation must be reviewed by the Planning Commission after a public hearing. Staff 
recommends that if the applicant switches to daycare services in the future that the 
preschool cease at that time.  

 
D. Community Review:  

This item has been noticed as a public hearing in The Daily Herald, and notice mailed to all 
property owners within 300 feet of the property. As of the date of this report, no public 
comment has been received.   

 
E.  Review: If the applicant operates a daycare in the future a state license will be required at 

that time.  
 
F. General Plan:  The Low Density Residential designation is designed to provide areas for 

residential subdivisions with an overall density of 1 to 4 units per acre.  This area is 
characterized by neighborhoods with streets designed to the City’s urban standards, single-
family detached dwellings and open spaces. 

 
Staff conclusion: Consistent. The proposed preschool or daycare is a home occupation and 
will not disrupt the residential intent nor increase the density in the neighborhood.  
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G. Code Criteria:  
Section 19.08.02 of the Code outlines the standards for home occupations: 
 

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

1. Floor Area. A Home Occupation may be located in any single family 
dwelling, or an accessory building to such a dwelling, but shall not occupy 
or use more than one-third of the finished square footage of the dwelling in 
any 24 hour period.   
 
Staff analysis: complies. The proposed business will utilize ~748 sq. ft. of 
the basement. The home is ~4443 sq. ft. Therefore, less than 1/3 of the 
finished square footage will be used in a 24 hour period.  
 

2. Building and Fire Codes. A Home Occupation, including Home 
Occupations located in accessory buildings, shall comply with all applicable 
building and fire codes. For example, if a Home Occupation is located in a 
garage, approval for occupancy must be given by the Building Official and 
Fire Marshall. 
 
Staff analysis: complies. The Fire Department has inspected the home and 
signed off. The required fire extinguisher is in place and the home has the 
required egress.  The Building Department has verified that a building 
permit was issued and finalized for the basement finish.   

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

employees who are not members of the resident family or household. 
 
Staff analysis: complies. The applicant proposes one employee if she 
switches from a preschool to a daycare in the future. The proposed 
employee is the applicant’s daughter and currently lives at the subject 
residence.  

 
4. Parking. Home Occupations shall provide adequate off-street parking as 

required by Chapter 19.09. Vehicles used in the occupation, other than 
passenger cars, may not be parked on site, unless parked in the home’s 
garage or other solid structure to shield the vehicles from view. Further, 
Home Occupations may not be located in required parking spaces (whether 
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covered or uncovered) under Chapter 19.09. 
 
Staff analysis: complies. 19.09.11 states that parking requirements for 
home occupations are “same as for the dwelling, plus one stall per each 
employee that lives outside the home.” The Home has a three-car garage, 
and stacking space for 3 more cars in front of the garage. The applicant’s 
lot has 98.16’ of frontage on Fox Hollow Drive and 103.50’ of frontage on 
Fox Pointe Drive. The applicant proposes that parents will drop off their 
children along the Fox Hollow Drive frontage of the lot. The driveways for 
the homes across the street from the subject property do not face this 
home; thus, the applicant does not anticipate traffic conflicts.  One half 
hour is proposed between preschool class times which will prevent 
overlapping pick-up and drop-offs.   

 
5. Outdoor Storage. Outdoor storage associated with a Home Occupation 

shall be subject to the same performance standards governing other 
outdoor storage on residential lots. 
 
Staff analysis: complies. No outdoor storage is proposed. 

 
6. Outdoor Activity. Outdoor activity may occur for a Home Occupation so 

long as the activity takes place in a fenced area and does not create an 
unreasonable disturbance to neighboring properties. 
 
Staff analysis: complies. The applicant is currently in the process of 
installing a fence around the backyard. If any activities occur outdoors, they 
will occur within the fenced area.  

 
7. Signs. A Home Occupation may display a nameplate sign attached to the 

home not exceeding four square feet solely for the purpose of identifying 
the occupation. The design and placement of a proposed sign must receive 
approval from the Planning Commission or City Staff. Signs that in any 
manner are electronic, electric, lighted, or back-lit are strictly prohibited.  
 
Staff analysis: complies. No signage is proposed.  

 
8. Hours of Operation. Home Occupations that receive customers, clients, 

or students shall operate only between 7:00 A.M. and 10:00 P.M., except 
for pre-schools or day care which may operate from 6:00 a.m. to 10:00 
p.m. 
 
Staff analysis: complies. The proposed hours of operation for the preschool 
are from 8:00 a.m. to 3:00 p.m. The proposed hours of operation for the 
future daycare have not yet been determined but the applicant does not 
have any concerns with the hours of operation that are permitted by Code.   
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9. Hazardous Materials. No Home Occupation shall generate hazardous 

wastes or materials that increase the danger of fire or cause fumes or 
odors that may be objectionable to neighboring residents.  
 
Staff analysis: complies. No hazardous wastes or materials will be 
generated.  

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

home to differ from the colors, materials, construction, or lighting of the 
home before it was used as a Home Occupation. 
 
Staff analysis: complies. The home will continue to look like a home.  

 
11. Retail Sales. Service related Home Occupation may conduct incidental 

retail sales provided that the sales do not increase traffic or violate any 
other performance standard. 
 
Staff analysis: complies. The proposal does not include retail sales.  

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

or increase the demand for utilities that exceeds those normally associated 
with residential uses. 
 
Staff analysis: up for discussion. The applicant is proposing 8 children per 
class or 16 children at a time in the daycare. The pick-up and drop-off of 
children for these services may exceed the traffic typically anticipated with 
a residential use. As a possible solution, the applicant is proposing 30 
minutes between preschool classes and anticipates that daycare children 
will arrive at different times throughout the day. Planning Commission input 
is requested.  

 
13. Business License. A business license is required for all Home 

Occupations.  
 
Staff analysis: can comply. A business license will be required prior to 
operation. The applicant has submitted an application for a business 
license.  
 

14. Additional Home Occupations. More than one Home Occupation is 
allowed for each lot or parcel if the combined Home Occupations meet all 
requirements of this Chapter as if all were one Home Occupation. 
 
Staff analysis: complies. Only one home occupation will operate at this 
address.  



 - 6 -

H. Recommendation and Alternatives: 
 
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, discuss the application, and choose from the options below. 
 
Staff Recommended Option – approval 
“I move to approve the Home Occupation for the Two Little Hands Preschool and Daycare, 
located at 2894 South Fox Pointe Drive, with the findings and conditions below: 
 

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

of this report, which section is incorporated by reference herein.  
2. The application complies with the criteria in Section 19.08.02 of the Land 

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

 
Conditions: 

1. The home occupation is approved as proposed.  
2. The area of the home to be used for the home occupation is approved as 

proposed in the Exhibits of this report.  
3. The home occupation meets all Fire and Building codes, as articulated in 

Section “G” of the staff report. 
4. If required, appropriate State license(s) shall be obtained prior to operation.  
5. A business license shall be obtained prior to operation, and maintained 

throughout operation.  
6. Any other conditions as articulated by the Planning Commission:  

______________________________________________________________ 
 

Alternative 1 – Continuance 
The Planning Commission may choose to continue the item. “I move to continue the Home 
Occupation to another meeting on [DATE], with specific direction to the applicant and staff 
on information and / or changes needed to render a decision, as follows:  
 

1. _____________________________________________________________________ 
2. _____________________________________________________________________ 

 
Alternative 2 – Denial 
The Planning Commission may also choose to deny the application. “I move to deny the 
home occupation with the Findings below: 

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

2. The home occupation is not consistent with Section 19.08.02 of the Code, as 
articulated by the Planning Commission: ________________________________. 
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H. Exhibits:   
 

1. Location & Zone Map (page 8) 
2. Applicant packet  (pages 9-13) 

 



LOCATION MAP 











      
 
 

PLANNING COMMISSION 
Staff Report 

 
Preliminary Plat 
Saratoga Springs Commercial  
Thursday, October 22, 2015 
Public Hearing 
 

Report Date:    October 15, 2015 
Applicant: Daniel Schmidt 
Owner:   Utah Valley Turf Farm 
Location: ~200 W Crossroads Blvd. (Across from IHC) 
Major Street Access: West Commerce Drive and Crossroads Blvd. 
Parcel Number(s) & Size: Portion of 58:032:0136, ~124 acres (subject application is for 8.34 

acres) 
Parcel Zoning: Regional Commercial 
Adjacent Zoning:  Agricultural, and Regional Commercial 
Current Use of Parcel:  Undeveloped 
Adjacent Uses:  Agricultural 
Previous Meetings:  General Plan, Rezone, and Concept: 2-26-2015 PC, 3-17-2015 CC 
Previous Approvals General Plan amendment and Rezone approved by City Council 

March 17, 2015 (and Concept Plan reviewed)  
Type of Action: Administrative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

This is a request for Preliminary Plat approval for the Saratoga Springs Commercial development 
which consists of 8.34 acres in the Regional Commercial (RC) zone. The proposed plan includes 3 
lots ranging in size from .99 acres to 4.49 acres. Each lot will be required to provide a minimum 
of 20% landscaping at the time of site plan application.  

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, review and discuss the proposal, and vote to forward a positive recommendation to 
the City Council as outlined in Section “H” of this report. Alternatives include continuation of 
the item, or forwarding a negative recommendation. 
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B. Background:   
 Rezone and General Plan Amendment applications were reviewed by the Planning Commission 

on February 26, 2015 and approved by the City Council on March 17, 2015.   The Concept Plan 
was reviewed at those meetings as well. The City Council approved the requested General Plan 
Amendment from Medium Density Residential to the Regional Commercial designation for .4 
acres and approved the requested Rezone from Agriculture to Regional Commercial for 3.45 
acres of property. The remainder of the property was already designated Regional Commercial 
on the zoning and land use maps. Minutes from those meetings are attached. 

   
C. Specific Request:  
 This is a request for Preliminary Plat approval of the Saratoga Springs Commercial development 

which consists of 8.34 acres with 3 lots.   
  
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: This item has been noticed as a public hearing in the Daily Herald; and 

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

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

Regional Commercial areas shall be characterized by a variety of retail users including big box 
retail configured in developments that provide excellent vehicular access to and from major 
transportation facilities. Developments located in Regional Commercial areas shall be designed 
so as to create efficient, functional conglomerations of commercial activities. As Regional 
Commercial areas are to be located in close proximity to substantial roadways, careful 
consideration shall be given to the arrangement of structures and other improvements along 
those corridors. Consideration shall also be given to the existing or potential availability of mass 
transit facilities as sites in this designation are designed. Among the many tenants anticipated in 
these areas are large destination oriented businesses. With that in mind, individual sites shall be 
designed so as to make automobile access a priority. Even so, specific areas for pedestrian 
activity shall be designated and appropriately improved. Plazas and other features shall be 
provided as gathering places which should be incorporated so as to make each site an inviting 
place to visit. Developments in these areas shall contain landscaping and recreational features as 
per the City’s Parks, Recreation, Trails, and Open Space Element of the General Plan. In this land 
use designation, it is estimated that a typical acre of land may contain 5 equivalent residential 
units (ERU’s). 
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Staff conclusion: consistent. The proposed commercial lots are intended to allow for the 
development of land uses that are allowed within the Regional Commercial zoning district. The 
lots range in size from .99 to 4.49 acres and will allow for various types and sizes of commercial 
uses. The proposed development allows for automobile access to be a priority while also 
allowing pedestrian activity through various sidewalks. 

 
G. Code Criteria:  
 
•  19.04, Land Use Zones: Complies 

o Zone: RC (Regional Commercial) 
o Setbacks: To be reviewed with each future site plan application 
o Minimum lot size: Complies. Code requires a minimum lot size of 20,000 sq. ft. The proposed 

lots are .99 acres (43,235 sq. ft.), 1.32 acres (57,677 sq. ft.) and 4.49 acres (195,623 sq. ft.)  
o Landscaping: N/A -To be reviewed with each future site plan application  
o Sensitive Lands: N/A – there are no existing sensitive lands within the plat boundaries 
o Trash: to be addressed during site plan review 

 
• 19.11, Lighting: Complies. Street lights will be installed per City standards. Site lighting will be 

reviewed with each site plan application.  
 

• 19.12, Subdivisions: Complies 
o Subdivision Layout 

 Maximum block length: complies. The block is only ~400 feet long. 
 Connectivity: complies. West Commerce Drive and a Private Drive are proposed to 

provide street connectivity. Trails and sidewalks along the proposed streets will 
provide pedestrian connections.  

 Private roads- see Engineer’s Report 
 Driveway locations near arterials: complies. No driveways are proposed within 100’ of 

the intersection of Crossroads Blvd. and West Commerce Drive. 
 Access: complies. With only three lots proposed only one access is required, but two 

stubs streets have been provided.  
o Lot Design: Complies 
 Buildable: complies. All lots are buildable as to the shape, size, terrain, etc. 
 Frontage: complies. All lots have frontage along the public street or private drive. 
 Flag lots: complies. No flag lots are proposed. 
 Public roads and rights-of-way shall not be included in lots: complies. Public roads and 

rights-of-way are separate from the land included in the lots. The roads are not 
included in the area calculation for any of the three proposed lots.  

 Side property lines: complies. The side property lines of all three proposed lots are 
approximate right angles to the proposed and existing streets. 
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 No lots are divided by a municipal or county boundary line. 
 Remnants: No remnants are left that do not conform to other code requirements. 
 The subdivisions along the arterial (Crossroads Blvd.) have provided a trail and park 

strip as required by Code. The interior roads will have sidewalks.  
o Phasing: N/A - No phasing is proposed. 

 
• 19.18: Signage: N/A - No signs proposed with the subdivision. 
• Engineering Requirements and Utilities: see City Engineer’s Report. 

 
H. Recommendation and Alternatives: 

Staff recommends that the Planning Commission conduct a public hearing, take public input, 
discuss the application, and choose from the following options.  
 
Option 1 – Staff Recommendation, Positive Recommendation 
 
“I move to forward a positive recommendation to the City Council for the Saratoga Springs 
Commercial (Plat “A”) Preliminary Plat as shown in Exhibit 3 with the Findings and Conditions in 
the Staff Report:” 

 
Findings  
1. The application complies with the criteria in section 19.04, 19.11, 19.12, and 19.18 of 

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

2. The application is consistent with the General Plan, as articulated in Section “F” of the 
staff report, which section is incorporated by reference herein.  

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

the Staff report in Exhibit “1”. 
2. Addresses shall be approved by GIS and added to the final plat prior to recordation.  
3. All other Code requirements shall be met. 
4. Any other conditions or changes as articulated by the Planning Commission: 

______________________________________________________________. 
 
Alternative 1 – Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the 
Saratoga Springs Commercial (Plat “A”) Preliminary Plat to another meeting on [Date], with 
direction to the applicant and Staff on information and/or changes needed to render a decision, 
as follows:  

1. ______________________________________________________________ 
2. ______________________________________________________________ 

 
Alternative 2 – Negative Recommendation 
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The Planning Commission may also choose to forward a negative recommendation for the 
application. “I move to Forward a Negative Recommendation for the Saratoga Springs 
Commercial (Plat “A”) Preliminary Plat as shown in Exhibit 3 with the Findings below: 

1. The Saratoga Springs Commercial development is not consistent with the General 
Plan, as articulated by the Planning Commission: 
____________________________________________________, and/or, 

2. The Saratoga Springs Commercial development is not consistent with Section (19.04, 
19.11, 19.12, 19.18) of the Code, as articulated by the Planning Commission: 
____________________________________________________. 

 
I. Attachments:   

1. City Engineer’s Report      (Pages 6-7) 
2. Location & Zone Map      (Pages 8) 
3. Proposed Preliminary Plat     (Pages 9) 
4. Rezone/ Concept Plan PC minutes [2-26-2015]   (Pages 10-11) 
5. Rezone/ Concept Plan CC minutes [3-17-2015]   (Pages 12-13) 
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City Council 
Staff Report 

Author:  Jeremy D. Lapin, City Engineer 

Subject:  Saratoga Springs Commercial  

Date: October 22, 2015 

Type of Item:   Final Plat Approval 

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

the submittal and provides the following recommendations. 

B. Background: 

Applicant: Daniel Schmidt 
Request: Preliminary and Final Plat Approval 
Location: ~200 W Crossroads Blvd. (Across from IHC) 
Acreage: 8.34 acres - 3 lots 

C. Recommendation:  Staff recommends the approval of Preliminary and 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. These 
easements must be recorded prior to or simultaneous with the recordation of the plat. 

E. Developer is required to ensure that there are no adverse effects to existing or future 
property owners 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 construction drawings shall include an Erosion Control Plan that complies with all 
City, UPDES and NPDES storm water pollution prevention requirements. A NOI permit 
must be obtained from the State prior to commencing work on the project. 
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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. Developer shall bury and/or relocate underground any overhead utility lines that are 
within or adjacent to the plat.    

M. All roads shall be designed and constructed to City standards and shall incorporate all 
geotechnical recommendations as per the applicable soils report. 

N. Developer shall provide a finished grading plan for all lots and shall stabilize and reseed all 
disturbed areas. 

O. Developer shall reroute the existing irrigation system around the project. The existing 
ditch shall be backfilled with granular borrow and the developer shall make any other 
modifications necessary to keep irrigation water off the property while still maintaining 
flows to downstream users. 

P. Developer shall furnish and install the traffic light for south leg of the intersection of 
Crossroads Blvd. and West Commerce Dr. as well as make any other modifications 
necessary to convert the existing intersection to an AASHTO and MUTCD compliant four 
way signalized intersection. 

Q. The proposed private drive between lots 1 and 2/3 shall be completely improved and 
dedicated by plat or easement to the western boundary of lot 1 with this phase. 

R. The final plat and plans shall incorporate all recommendations of the Traffic Impact Study 
(TIS) prepared by Horrocks Engineers dated September 24, 2015 including, but not limited 
to, constructing a 175 northbound left queue lane and a 100 foot right turn pocket on 
West Commerce Drive. 

S. According to the Saratoga Springs Transportation Master Plan, the newly proposed 
extension of West Commerce Drive is classified as a Collector street. As such, the 
minimum required distance between full movement accesses is 500'. The first access point 
to the project development (intersection is private road) is approximately 250' from SR-73 
and therefore does not meet access management standards. However, based on the 
operational analysis in the TIS, queuing is not expected to be an issue at the SR-73 
intersection and thus a full movement access point should function now and in the 
foreseeable future. The City reserves the right to restrict intersection/access to the private 
road to a right in/right out in the future should this be necessary. 
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City of Saratoga Springs 
Planning Commission Meeting

February 26, 2015 
Regular Session held at the City of Saratoga Springs City Offices

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

Planning Commission Minutes 

Present:
Commission Members: Jeff Cochran, Kirk Wilkins, Sandra Steele, Hayden Williamson, Kara North, 
Staff: Kimber Gabryszak, Sarah Carroll, Scott Langford, Kevin Thurman, Nicolette Fike, Mark Christensen, 

Jeremy Lapin
Others: David Funk, Lindsay Gadd, Daniel Schmidt, Derek Lloyd

Excused: Jarred Henline

Call to Order - 6:30 p.m. by Chairman Jeff Cochran
Pledge of Allegiance - led by David Funk
Roll Call - Quorum was present 

Public Input Open by Chairman Jeff Cochran 
No input at this time.

Public Input Closed by Chairman Jeff Cochran

Items were re ordered to allow time for applicants to appear. 

5. Public Hearing and Possible Recommendation: Rezone, General Plan Amendment and Concept Plan
for Utah Valley Turf Farm located at southwest corner of Commerce Drive and Crossroads Blvd.,
Derek Lloyd, applicant.
Scott Langford presented the amendment and concept plan. They are requesting to rezone a portion of the

property that currently falls in Agricultural into Regional Commercial. They are also requesting a General 
Plan amendment from Medium Density Residential designation and zone, to Regional Commercial.

Daniel Schmidt with WPI and working with the landowners was present. They look forward to developing this 
area. They feel the area will start to fill in quickly as they get the improvements in.

Public Hearing Open by Chairman Jeff Cochran 
No input at this time.

Public Hearing Closed by Chairman Jeff Cochran

Sandra Steele had no problem with the rezone. She had notes for their concept plan. They can only get one 
setback reduction as per 19.04. She addressed parking berms and landscaping of such. She also addressed 
landscaping and fencing abutting agricultural land. She asked about the security fencing. 

Lindsay Gadd with Hixsnedeker replied they typically use a chain-link, but they haven’t gotten that far in their 
design yet and will comply with City requirements. 

Sandra Steele commented that they don’t allow chain-link in the city and for this type of business they usually 
need to be screened fencing. She addressed the Design Guidelines for them to consider. She also told them 
that the city has a dark sky ordinance they would need to follow. 

Hayden Williamson is in favor of the rezone. 
Kirk Wilkins is fine with the rezones. He thought they could keep a smaller setback so there was more green 

space to beautify the city. He thought they maybe could do a nicer looking fence. He asked what the nature 
of the business was.

Lindsay Gadd said it was the largest tack and feed and farm supply shop in the West. The outdoor area was for 
the larger merchandize. The outdoor area would be closed off with a gate.

Exhibit 4
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Kara North is in favor of the rezone. She wondered what the off-street parking issue was in the notes.
Scott Langford indicated as they were still early enough in the process that it shouldn’t be an issue.
Jeff Cochran asked staff what the future plans for the property to the west was. If something were to come in 

then fencing along the west may not be required.
Scott Langford replied that it was part of the same ownership but they hadn’t received any application yet, 

they would need to address that as it moves forward.
Jeff Cochran asked which direction the building faced.
Sandra Steele noted they hadn’t addressed the food services along that road and if they were to change 

direction it may make sense to orient this business another way like towards Commerce Dr.
Jeff Cochran asked staff where the intent of Commerce Drive was to go.
Jeremy Lapin replied the goal was to have the rest of the circle completed.

Motion made by Sandra Steele to forward a positive recommendation to the City Council for the 
General Plan Amendment of approximately 0.4 acres from Medium Density Residential to Regional 
Commercial and Rezone approximately 3.45 acres of parcel 51:032:0136 from Agriculture to 
Regional Commercial, as identified in exhibit 1, with the Findings and Conditions in the staff report. 
Seconded by Hayden Williamson. Aye: Sandra Steele, Hayden Williamson, Jeffrey Cochran, Kirk 
Wilkins, Kara North. Motion passed unanimously. 

4. Public Hearing and Possible Recommendation: Site Plan and Conditional Use for VASA Fitness located
at 1523 North Redwood Road, Charlie Hammond, applicant.

Sandra Steele wondered if they should continue this item to another time when the applicant could be present.
Kevin Thurman indicated that if they were able to determine if it met the code based on the information 

presented to them without the applicant here, then they were still required to act on it. But if they needed 
some questions answered to determine if it met code, that could not be answered without the applicant, 
then they would have the discretion to continue it.

Jeff Cochran thought we had an obligation to move forward as it had been noticed.

Sarah Carroll presented the Site Plan. She showed proposed elevations and signage. They are requesting a 3rd

wall sign. They are requesting a setback reduction to the west where there is a detention basin.

Public Hearing Open by Chairman Jeff Cochran 
No input at this time.

Public Hearing Closed by Chairman Jeff Cochran

Kara North is open to what the rest of the commission would say about the third wall sign. She isn’t sure the 
third sign is necessary. She likes the plan and elevations and colors.

Kirk Wilkins feels the parking is still a concern. As presented, he is ok with the third sign. He is fine with the 
setback. 

Hayden Williamson did not have many concerns, with parking they are in compliance with code. He feels we 
get a lot of requests for a third sign, when we have a lot of those requests it may mean our code needs to be 
reviewed. As it is presented he would be in favor of the three signs. He would be in favor of the setback 
request.

Sandra Steele thought she would be ok with the three signs because they face 3 different roads. But she 
thought if they were aware of the dark sky ordinance they may want to change. They show an awning and 
vertical but she wondered where the vertical comes down and how far out the canopy was. It may be a 
code issue. She thinks they could put an access aisle in front to allow persons to access the door easier. 
She wanted to ask about the length of a wall on the east elevation. It wasn’t scalable and may need 
something to break it up.

Jeff Cochran recognizes that they have made the change to the parking code but he does feel it will be under 
parked. He is ok with the 10’ setback on the west side. He feels it should follow the sign code, in this 
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PLANNING COMMISSION 
Staff Report 

 
Site Plan 
Tractor Supply Company 
Thursday, October 22, 2015 
Public Hearing 
 

Report Date:    Thursday, October 15, 2015 
Applicant: HSC Saratoga Springs, LLC 
Owner:   Utah Valley Turf Farm 
Location: ~200 W Crossroads Blvd. (Across from IHC) 
Major Street Access: West Commerce Drive and Crossroads Blvd. 
Parcel Number(s) & Size: Portion of 58:032:0136, ~124 acres (application is for 4.49 acres) 
Parcel Zoning: Regional Commercial 
Adjacent Zoning:  Agricultural, and Regional Commercial 
Current Use of Parcel:  Undeveloped 
Adjacent Uses:  Agricultural 
Previous Meetings:  Rezone, GP, and Concept; 2-26-2015 PC, 3-17-2015 CC 
Previous Approvals:  General Plan amendment and Rezone approved by city Council 

March 17, 2015 (and Concept Plan reviewed) 
Type of Action: Administrative 
Land Use Authority: City Council 
Future Routing: City Council 
Author:   Kara Knighton, Planner I 

 
 
A. Executive Summary:   

The applicant is requesting approval of a Site Plan for a 21,930 sq. ft. commercial building, along 
with outdoor display areas, on a portion of the ~124 acre parcel at ~200 W Commerce Drive. A 
Rezone and General Plan Amendment to change the property to Regional Commercial was 
approved on March 17, 2015; a Concept Plan for the proposed use was also reviewed at that 
time. 

 
Recommendation:  
Staff recommends that the Planning Commission conduct a public hearing, take public 
comment, review and discuss the proposal, and vote to forward a positive recommendation to 
the City Council as outlined in Section “H” of this report. Alternatives include continuation of 
the item, or forwarding a negative recommendation. 
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B. Background:   
 A General Plan Amendment, rezone, and a concept plan were submitted to the City on January 

22, 2015.  The Rezone and General Plan Amendment applications for the property were reviewed 
by the Planning Commission on February 26, 2015 and approved by the City Council on March 
17, 2015.   The City Council approved the requested General Plan Amendment from Medium 
Density Residential to the Regional Commercial designation for 0.4 acres and approved the 
requested Rezone from Agriculture to Regional Commercial for 3.45 acres of property. The 
remainder of the property was already designated Regional Commercial on the zoning and land 
use maps. Minutes from those meetings are attached. 

 
 Concept Plan 
 The Planning Commission reviewed a concept plan for the proposed commercial building on 

February 26, 2015 and the City Council reviewed the plan on March 17, 2015. The City Council 
also approved a General Plan amendment and a Rezone to designate the property Regional 
Commercial to facilitate the proposed use. Minutes from these meetings are attached. 

 
UDC 

 The Urban Design Committee first reviewed the application on July 27, 2015.  Their comments 
are below: 

1. Overall, not too impressed with the architecture. They pulled up existing Tractor 
Supply stores on the web and compared those elevations to the one proposed in 
Saratoga Springs.  The following items are recommendations that will be forwarded to 
the Planning Commission and City Council: 

a. Provide more detail (examples) of what will be placed in the outdoor display 
areas next to the store and out in the parking area. 

b. The stone wainscot should wrap on at least the north and the east elevations 
due to their high visibility. 

c. The faux shutter element and metal awnings should be repeated on the east 
elevation.  

d. The wall signs do not appear to meet the sign ordinance. Please review Code 
Section 19.18 to ensure compliance. 

e. Upon reviewing the building elevations of other Tractor Supply stores and to 
avoid the violation of the General Design Standards (3) listed in the 
Architectural Standards, the committee recommends the incorporation of 
windows on the north and east building elevations.  If true windows are not 
feasible due to interior storage, etc. then the use of spandrel glass may be 
used. 

f. The UDC also would like to encourage the use of stronger contrasting earth 
toned colors for stronger visual interest. The Committee liked the Tractor 
Supply stores with a white tower entry feature.  They felt it created a stronger 
presence and a more distinct entrance. 

A resubmittal was received on September 28, 2015. The Urban Design Committee reviewed the 
resubmitted elevations on September 29, 2015. Their comments are below. 
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1. On the elevations show the Forage Feed Building and the outdoor fenced area at its 
full length. 

2. Submit a sample of the mesh that will be installed on the fencing. 
3. Please provide a general list of the items to be stored in the outdoor display area. 
4. An opaque screening wall around the mechanical equipment next to the dumpster 

shall be provided instead of the aluminum fencing with the mesh to comply with the 
Architectural Design Standards. 

5. Clarify what the dashed lines on the rear elevation represent. 
6. The rear elevation of the building shall have more articulation or other treatment per 

Section 3.3 of the Architectural Design Standards. Consider focusing on the corners of 
the building rather than the middle section so as not to confuse the front with the 
back of the building. 

 The UDC also recommends that the Planning Commission and the City Council consider the 
 following in their approval. 

1. If the outdoor display area is primarily for vehicles and equipment, it is recommended 
that the outdoor display area not be included in the gross square footage when 
calculating parking requirements. 

2. It is recommended that the roof over the outdoor display area not be necessary. 
3. It is recommended that the outdoor display be found to be customarily and 

appropriately conducted outside. 
4. It is recommended that the south and west end of the outdoor display area have an 

opaque screening wall rather than the mesh fencing.  
  New elevations were submitted on October 5, 2015 addressing the majority of the Urban 
  Design Committee’s comments. They have not yet provided a sample of the mesh 
 screening and  did not change the outdoor display area screening to a wall. Elevations are 
 attached.  

  
C. Specific Request:  
 The Site Plan proposal is for a 21,930 sq. ft. commercial building and a 15,000 sq. ft. fenced 

outdoor display area with a Forage Feed Building, measuring 1250 sq. ft. enclosed within the 
outdoor display area. Two permanent display areas are proposed in front of the outdoor display 
area measuring 915 sq. ft. and 1210 sq. ft.  Two smaller display areas are also proposed in front 
of the main building at 761 sq. ft. A Permanent trailer and equipment display area is proposed on 
the North side of the parking lot along the proposed private drive measuring 3,000 sq. ft. 

  
 “Retail Sales” is a permitted use in the Regional Commercial zone.  
 
D. Process:  
 Section 19.13 summarizes the processes for Site Plans, and 19.14 outlines the requirements for 

Site Plans. The development review process for Site Plan approval involves a formal review of the 
request by the Planning Commission in a public hearing, with a recommendation forwarded to 
the City Council. The City Council is then the deciding body and formally approves or denies the 
site plan request in a public meeting. 
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E. Community Review: “This item has been noticed as a public hearing in the Daily Herald; and 
mailed notice sent to all property owners within 300 feet. As of the date of this report, no public 
input has been received.  

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

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

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

 
Staff conclusion: Consistent. The proposed project is considered a designation oriented business 
and as such the automobile access is a priority; the main connection is with Crossroads Blvd and 
Commerce Drive. Sidewalks and pathways are provided for pedestrian activity.  

 
G. Code Criteria:  
 
• 19.04, Land Use Zones: Can Comply with Conditions 

o Zone: RC (Regional Commercial) 
o Use: Permitted. Retail Sales. 
o Setbacks: Complies.  

 The RC zone requires 20’ front setbacks. The front setback is approximately 190’. 
 30’ side setbacks required when adjacent to an Agricultural zone (the property to 

the west is zoned Agricultural). The side setbacks are approximately 105’ to the 
east and 50’ to the west (measured to the forage feed building). 

 30’ rear setbacks when adjacent to an Agricultural zone (the property to the south 
is zoned Agricultural and Regional Commercial). The rear setback is approximately 
160’. 
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o Minimum lot size: Complies. Code requires a minimum lot size of 20,000 sq. ft. The proposed 
lot is 195,623 sq. ft. 

o Lot coverage: Complies. The main building and the Forage Feed Building combined cover 
11.8% of the lot. For arguments sake if we combine all of the outdoor display areas together 
the total comes to 21,647 sq. ft. By combining the main building, the Forage Feed Building, 
and all of the outdoor display areas the total coverage comes to 58,577 sq. ft. for a total 
coverage of 30%. The RC zone allows a maximum building coverage of 50%. 

o Building size: Complies. The building size exceeds the 1,000 sq. ft. requirement above grade. 
o Height: Complies. 29.5’ top of gable & 20.8’ top of masonry. 50’ maximum allowed. 
o Uses within buildings: Can Comply. The City Council will need to deem the proposed outside 

storage as customarily and appropriately conducted outside. 
o Landscaping percentage: Complies. The proposed landscape area is 35%. 
o Buffering and screening: Up for discussion. Section 19.04.22 states that, “A wall, fencing, or 

landscaping of acceptable design shall effectively screen the borders of any commercial or 
industrial lot which abuts an agricultural or residential use.” The detention basin is adjacent 
to the southern property line and provides a 100’ landscape buffer adjacent to the 
Agricultural zone. Along the western property line there is a 20’ wide landscape strip and a 
2.5’-4’ tall retaining wall.  

o Sensitive Lands: N/A 
o Trash: Complies. Provided 

 
• 19.06, Landscaping and Fencing: Can Comply 

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: Complies. Provided. 
o Completion: Assurances – Bond required for public improvements prior to recordation.  
o Planting Standards & Design: Can Comply.  

 Tree size: complies. 2” caliper deciduous, 6’ height evergreen. 
 Shrub size: complies. All of the shrubs are 5 gallon, exceeding the requirement for 

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

maximum.  The proposed amount of turf is 47,321 sq. ft. The data table does not 
accurately represent the updated plan and still shows the turf area to be 62,869 
(92%). The data table will need to be updated.  

 Water conservation: can comply. A number of drought tolerant species are 
proposed, and the turf area has been reduced and replaced with rock.  

5



 Rock: complies. Rock mulch is proposed on the landscape plan both in the 
detention basin and in the shrub beds. In the shrub bed the proposed rock mulch 
is to be a minimum of two colors and vary in size. The rock at the bottom of the 
detention basin is to be a minimum of two colors with a size range of 3-4”.  

 Planting and Shrub beds: complies. Concrete edging is proposed around shrub 
beds to separate planting beds from lawn areas. Rock mulch is proposed in the 
shrub beds as discussed above. 

 Artificial turf: complies. No artificial turf is proposed. 
 Evergreens: complies. Evergreens are incorporated into the landscape. 
 Softening of walls and fences: complies. Plants are place against long expanses of 

buildings. 
o Amount: Complies.  

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

• 48,905 sq. ft. = 7 + 11.3 = 19 deciduous required 
• 31 provided 

 Evergreen Trees: 5 for 15,000 sq. ft. plus 1 per additional 3,000 sq. ft. of 
landscaped area. 

• 48,905 sq. ft. = 5 + 11.3 = 17 evergreens required 
• 17 provided  

 Shrubs: 25 for 15,000 sq. ft. plus 1 per additional 3,000 sq. ft. of landscaped area. 
• 48,905 sq. ft. = 25 + 11.3 = 37 required 
• 475 provided 

 Turf: complies. Minimum of 25% required, maximum 70%.  The data table shall be 
updated to reflect the correct amount of turf area.  

 Planting and shrub beds: maximum of 75%. 7% provided. 
o Additional Requirements: Complies. Turf and trees are proposed in the park strip.  
o Fencing & Screening: Up for discussion. Section 19.06.09 states that perimeter fencing may 

be required when development abuts undeveloped property. Agricultural zoning is to the 
west and south. No fencing is proposed on the perimeter of the property however on the 
west side of the site there is a 20’ landscape strip and a 2.5’-4’ retaining wall and on the 
south side of the site there is a 100’ deep landscape area for the detention basin.  

o Clear Sight Triangle: Complies. No trees, tall shrubs, etc., are proposed in clear sight triangles.  
 
• 19.09, Off Street Parking: Items to be discussed 

o General Provisions: Complies. The proposed parking lot is to be paved in asphalt. 
Automobiles will not back across a sidewalk to gain access onto a public street. A lighting plan 
is provided and the parking lot is within 600’ of the main entrance. 
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o Parking Requirements / Design: Up for discussion. Based on the building footprint of 21,930 
sq. ft. 88 stalls are required. Proposed parking is based on the main buildings gross square 
footage. If the City Council decides to enclose the outdoor display area, 60 more spaced 
would be required. 

o Dimensions: Complies (9x18) 
o Accessible: Complies. Four accessible stalls are provided and one is van accessible.  
o Landscaping: Can comply. Landscaped bermed areas are proposed between the sidewalk and 

the parking lot. On the east side, the trees are spaced at thirty-foot intervals. There are no 
trees proposed on the north side of the project abutting the private drive, due to the 
adjacent display area, trees are not proposed in this location along the private.  

o Curbs: Complies. It appears that all boundary landscaping is separated by a concrete curb. 
o Parking islands: Complies. Islands are proposed every 10 stalls for single rows of parking and 

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

o Pedestrian Walkways & Accesses: Complies. A delineated pedestrian walkway is provided. 
o Shared Parking: Complies. No shared parking is proposed. 
o Minimum Requirements: Up for discussion. Retail sales require 4 stalls per 1000 sq. ft. The 

main building consists of 21,930 sq. ft. requiring 88 parking stalls; 88 stalls are provided. If the 
City Council deems the outdoor display area is to be covered by a permanent roof structure 
an additional 60 parking stalls will be required. 
 

• 19.11 Lighting: Can comply. 
o  General Standards: Can comply. 

 Material: Complies. Proposed lights are metal. 
 Base: Can comply. Drawings of the base shall be provided. 
 Type: Can comply. All exterior lighting shall meet IESNA full-cutoff criteria. Provide 

manufacture specifications to show that fixture type “K1” complies.  
 Angle: Complies. All fixtures are directed downward. 
 Lamp: Can comply. The Luminaire schedule calls out 4K on the Catalog number, 

however the lamp indicated is Cool White which is 55K. The lamp shall be Neutral 
White (4K) to comply. 

 Drawings: Complies. Pole locations are indicated on the site plan.  
o Nonresidential Lighting: Can comply. 

 Wall mounted lights shall not be mounted above 16’: Can comply. The wall 
mounted lights to illuminate the signs are mounted at 19’. All other wall mounted 
lights are mounted at 14’. 

 Intermittent lighting must be “motion sensor”: Complies. None proposed. 
 Trespass lighting: Complies. Trespass lighting does not exceed one-foot candle. 
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 Freestanding lighting fixtures shall be black: Can comply. The note under the pole 
fixture indicates black, but the Catalog number calls out bronze. 

 Pole design: Complies. The pole design incorporates an arm and bell shade for the 
freestanding light fixtures. 

 Parking lot poles: Complies. The site is not within 200’ of a residential zone so the 
maximum height is 20’. The proposed pole height is 18’ 

 Full cutoff: Can comply. All exterior lighting shall meet IESNA full-cutoff criteria. 
Provide manufacture specifications to show that fixture type “K1” complies. 

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

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

which abuts a residential or agricultural use shall be effectively screened by a combination of 
a wall, fencing, and landscaping of acceptable design.” Agricultural zoning is to the west and 
south. No fencing is proposed on the perimeter of the property however on the west side of 
the site there is a 20’ landscape strip and a 2.5’-4’ retaining wall and on the south side of the 
site there is a 100’ deep landscape area for the detention basin. The commercial 
development abuts agricultural to both the west and the south. 

o Access requirements: Complies. Access spacing and circulation has been reviewed by the City 
Engineer. Interconnection to adjacent sites is provided via West Commerce Drive and the 
private street.  

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

 
• 19.14.04, Urban Design Committee: Can comply 

o Process: Urban Design committee review shall be done prior to the first Planning Commission 
meeting. Complies. 

o Mechanical equipment shall be located or screened. Up for discussion. 
o Windows may be used as accents and trim; untreated metal prohibited. Complies as no 

untreated metal proposed. 
o Building lighting shielded and downward directed and no light trespass: Complies.  
o Trash enclosure location, design, and shielding: Complies. 
o Exterior materials of high quality: Complies. 
o Landscaping shall comply with 19.06. Can comply. See analysis above. 
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o Parking lot, Building, and Street Lighting shall comply with 19.11: Can comply. See analysis 
above. 

 
• 19.18, Signs. Can comply. 

o Signage Plan Review Required: Can comply. Scaled building elevations showing the location, 
size, and exterior illumination of all proposed building signs are provided. Scaled drawings for 
the proposed monument sign are provided, but the type of illumination has not been 
provided; this is a condition of approval.  

o Sign Design: Complies. The proposed signs are consistent with the overall quality, and 
character of the structure. The signs are of a rectangular shape. Landscaping is proposed at 
the base of the permanent ground sign. 

o Sign Placement: Complies.  
 General Location: Complies. No proposed signs will interfere will fire escapes, 

windows, etc. The ground sign is not located in the public utility easement. 
 Clear Sight Triangle: Complies. No proposed sign is placed within the clear sight 

triangle. 
 Traffic Safety: Complies. No proposed sign shall be constructed or installed which 

may be confused with a traffic control device. 
 Right-of-way: Complies. The sign is located on private property. 
 Setbacks: Complies. Vertical setback is met as no sign is proposed near 

communication or electrical power lines. The side setback from the proposed 
monument sign is 20’ from the side property line. The proposed monument sign is 
more than three feet from the back of the sidewalk. 

o Sign Illumination: Can comply. The proposed building signs are to be externally illuminated. 
The type of illumination for the monument sign shall be provided. 

o Monument signs: Can comply.  
 Number and Location: complies. One monument sign is proposed at the corner of 

Commerce Drive and the proposed private drive.  
 Size: can comply. The monument sign is allowed to be 7’6” and the proposed is 8’. 

The area of the sign shall not exceed 45 sq. ft. and the proposed sign is 75 sq. ft.  
 Design: complies. A minimum base of 2’ is required. The proposed base matches 

the building and is 2’10”.  
 Illumination: can comply. Lighting information shall be and shall comply with all 

other requirements in Section 19.18, including size and illumination requirements.  
o Wall signs: For the 21,930 sq. ft. building one wall sign is permitted per elevation. Complies.  

 Number: Complies. One wall sign is proposed on the North and East elevations.  
 Sign Area: Can comply. The north façade sign is allowed to be 127 sq. ft. and the 

proposed sign is ~ 60 sq. ft. The Eastern façade is allowed to be 172 sq. ft. and the 
proposed sign is ~33 sq. ft. 
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 Height: Complies. Each wall sign is allowed to be 4’ in height. The north façade 
sign is 4’ in height and the proposed East façade sign is 3’ in height. 

 It appears to be externally illuminated by lights above the signs. 
 

 
 
 

H. Recommendation and Alternatives: 
Staff recommends that the Planning Commission conduct a public hearing, take public input, 
discuss the application, and then choose from the options outlined below: 
  
Option 1 – Staff Recommendation, Positive Recommendation 
 
“I move to forward a positive recommendation to the City Council for the Tractor Supply 
Company Site Plan as shown in Exhibits 3 and 4 with the Findings and Conditions in the Staff 
Report:” 

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

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

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

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

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

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

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

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

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

the Staff report in Exhibit “1”. 
2. The data table on page LP100 shall be modified to reflect the correct amount of turf 

area. 
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3. The roof shall be extended over the display areas in the front of the store. 
4. The photometric and lighting plan shall comply with Section 19.11 of the Land 

Development Code and with Engineering Standards and Specifications: 
a. Full cut-off lighting is required. Provide cut-sheets for each fixture to verify 

compliance. (Staff has verified that P1, P2a, P2b, and K are full cut-off, but 
could not find cut-off information for K1) 

b. The parking lot lights require a decorative base. Provide details for the base on 
the lighting plan, in compliance with Section 19.18. 

c. Bulbs exceeding 4000k are prohibited; update the luminaire schedule to match 
the lamp specification to the catalog number which indicates 4k (Neutral 
White).  

5. The monument sign shall comply with the size and lighting requirements outlined in 
Chapter 19.18 of the Land Development Code. 

6. The outdoor display area along the west side of the building [shall/ shall not] be fully 
enclosed. 

a. If enclosed, the parking requirement [shall/shall not] be increased by the 
outdoor display area square footage. 

7. All other Code requirements shall be met. 
8. Any other conditions or changes as articulated by the Planning Commission: 

____________________________________________________________________. 
 
Alternative 1 - Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the Site 
Plan to another meeting on [Date], with direction to the applicant and Staff on information and / 
or changes needed to render a decision, as follows:  

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

1. The Tractor Supply Company Site Plan does not comply with Section (19.04, 19.06, 
19.09, 19.11, 19.13, 19.14) of the Code, as articulated by the Planning Commission: 
____________________________________________________. 

 
I. Attachments:   

1. City Engineer’s Report      (Pages 12-13) 
2. Location & Zone Map      (Pages 14) 
3. Site Plan        (Pages 15) 
4. Landscape Plan       (Pages 16) 
5. Elevations        (Pages 17) 
6. Renderings       (Pages 18-20) 
7. Monument Sign Rendering     (Pages 21-22) 
8. Rezone/ Concept Plan PC minutes [2-26-2015]   (Pages 23-24) 
9. Rezone/ Concept Plan CC minutes [3-17-2015]   (Pages 25-26) 
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City Council 
Staff Report 

Author:  Jeremy D. Lapin, City Engineer 
Subject:  Tractor Supply Company 
Date: October 22, 2015 
Type of Item:   Site Plan Approval 

Description: 
A. Topic:    The Applicant has submitted a Site Plan application. Staff has reviewed the 

submittal and provides the following recommendations. 

B. Background: 

Applicant: HSC Saratoga Springs, LLC 
Request: Site Plan Approval 
Location: ~200 W Crossroads Blvd. (Across from IHC) 
Acreage: 4.49 Acres 

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

D. Conditions:  

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

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

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

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

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

F. Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 
developed property) and all UPDES and NPDES project construction requirements. 
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G. Final plans shall include an Erosion Control Plan that complies with all City, UPDES 
and NPDES storm water pollution prevention requirements. A NOI permit must be 
obtained from the State prior to commencing any work on the site. 

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

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

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

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

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

 
K. All storm drain pipe in the right-of-way shall be RCP Class III.  

 
L. The proposed improvements shall match what is shown on the Saratoga Springs 

Commercial Final Plat and Construction drawings including, but not limited to, the 
location and type of drive approaches and the location and sizes of utilities. 
 

M. Parking lot lighting shall be compliant with the City’s Land Development Code and 
Engineering Standards and Specifications. 
 

N. FDC shall be equipped with 2.5” Knox FDC Plug. 
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Planning Commission February 26, 2015 1 of 4 

City of Saratoga Springs 
Planning Commission Meeting

February 26, 2015 
Regular Session held at the City of Saratoga Springs City Offices

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

Planning Commission Minutes 

Present:
Commission Members: Jeff Cochran, Kirk Wilkins, Sandra Steele, Hayden Williamson, Kara North, 
Staff: Kimber Gabryszak, Sarah Carroll, Scott Langford, Kevin Thurman, Nicolette Fike, Mark Christensen, 

Jeremy Lapin
Others: David Funk, Lindsay Gadd, Daniel Schmidt, Derek Lloyd

Excused: Jarred Henline

Call to Order - 6:30 p.m. by Chairman Jeff Cochran
Pledge of Allegiance - led by David Funk
Roll Call - Quorum was present 

Public Input Open by Chairman Jeff Cochran 
No input at this time.

Public Input Closed by Chairman Jeff Cochran

Items were re ordered to allow time for applicants to appear. 

5. Public Hearing and Possible Recommendation: Rezone, General Plan Amendment and Concept Plan
for Utah Valley Turf Farm located at southwest corner of Commerce Drive and Crossroads Blvd.,
Derek Lloyd, applicant.
Scott Langford presented the amendment and concept plan. They are requesting to rezone a portion of the

property that currently falls in Agricultural into Regional Commercial. They are also requesting a General 
Plan amendment from Medium Density Residential designation and zone, to Regional Commercial.

Daniel Schmidt with WPI and working with the landowners was present. They look forward to developing this 
area. They feel the area will start to fill in quickly as they get the improvements in.

Public Hearing Open by Chairman Jeff Cochran 
No input at this time.

Public Hearing Closed by Chairman Jeff Cochran

Sandra Steele had no problem with the rezone. She had notes for their concept plan. They can only get one 
setback reduction as per 19.04. She addressed parking berms and landscaping of such. She also addressed 
landscaping and fencing abutting agricultural land. She asked about the security fencing. 

Lindsay Gadd with Hixsnedeker replied they typically use a chain-link, but they haven’t gotten that far in their 
design yet and will comply with City requirements. 

Sandra Steele commented that they don’t allow chain-link in the city and for this type of business they usually 
need to be screened fencing. She addressed the Design Guidelines for them to consider. She also told them 
that the city has a dark sky ordinance they would need to follow. 

Hayden Williamson is in favor of the rezone. 
Kirk Wilkins is fine with the rezones. He thought they could keep a smaller setback so there was more green 

space to beautify the city. He thought they maybe could do a nicer looking fence. He asked what the nature 
of the business was.

Lindsay Gadd said it was the largest tack and feed and farm supply shop in the West. The outdoor area was for 
the larger merchandize. The outdoor area would be closed off with a gate.
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Kara North is in favor of the rezone. She wondered what the off-street parking issue was in the notes.
Scott Langford indicated as they were still early enough in the process that it shouldn’t be an issue.
Jeff Cochran asked staff what the future plans for the property to the west was. If something were to come in 

then fencing along the west may not be required.
Scott Langford replied that it was part of the same ownership but they hadn’t received any application yet, 

they would need to address that as it moves forward.
Jeff Cochran asked which direction the building faced.
Sandra Steele noted they hadn’t addressed the food services along that road and if they were to change 

direction it may make sense to orient this business another way like towards Commerce Dr.
Jeff Cochran asked staff where the intent of Commerce Drive was to go.
Jeremy Lapin replied the goal was to have the rest of the circle completed.

Motion made by Sandra Steele to forward a positive recommendation to the City Council for the 
General Plan Amendment of approximately 0.4 acres from Medium Density Residential to Regional 
Commercial and Rezone approximately 3.45 acres of parcel 51:032:0136 from Agriculture to 
Regional Commercial, as identified in exhibit 1, with the Findings and Conditions in the staff report. 
Seconded by Hayden Williamson. Aye: Sandra Steele, Hayden Williamson, Jeffrey Cochran, Kirk 
Wilkins, Kara North. Motion passed unanimously. 

4. Public Hearing and Possible Recommendation: Site Plan and Conditional Use for VASA Fitness located
at 1523 North Redwood Road, Charlie Hammond, applicant.

Sandra Steele wondered if they should continue this item to another time when the applicant could be present.
Kevin Thurman indicated that if they were able to determine if it met the code based on the information 

presented to them without the applicant here, then they were still required to act on it. But if they needed 
some questions answered to determine if it met code, that could not be answered without the applicant, 
then they would have the discretion to continue it.

Jeff Cochran thought we had an obligation to move forward as it had been noticed.

Sarah Carroll presented the Site Plan. She showed proposed elevations and signage. They are requesting a 3rd

wall sign. They are requesting a setback reduction to the west where there is a detention basin.

Public Hearing Open by Chairman Jeff Cochran 
No input at this time.

Public Hearing Closed by Chairman Jeff Cochran

Kara North is open to what the rest of the commission would say about the third wall sign. She isn’t sure the 
third sign is necessary. She likes the plan and elevations and colors.

Kirk Wilkins feels the parking is still a concern. As presented, he is ok with the third sign. He is fine with the 
setback. 

Hayden Williamson did not have many concerns, with parking they are in compliance with code. He feels we 
get a lot of requests for a third sign, when we have a lot of those requests it may mean our code needs to be 
reviewed. As it is presented he would be in favor of the three signs. He would be in favor of the setback 
request.

Sandra Steele thought she would be ok with the three signs because they face 3 different roads. But she 
thought if they were aware of the dark sky ordinance they may want to change. They show an awning and 
vertical but she wondered where the vertical comes down and how far out the canopy was. It may be a 
code issue. She thinks they could put an access aisle in front to allow persons to access the door easier. 
She wanted to ask about the length of a wall on the east elevation. It wasn’t scalable and may need 
something to break it up.

Jeff Cochran recognizes that they have made the change to the parking code but he does feel it will be under 
parked. He is ok with the 10’ setback on the west side. He feels it should follow the sign code, in this 
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Staff Report 

 
Plat Amendment 
Harvest Hills Plat F-A 
October 22, 2015 
Public Hearing 
 

Report Date:    October 15, 2015 
Applicant: Ridge Point Management Group, LLC 
Owner:   Jason & Kerry Coe (Lot 1205) 
    Craig & Ketra Remund (Lot1206) 
    Michael & Stephanie Follett (Lot 1207) 
    Paul & Tiffany Barney (Lot 1208) 
    Ted & Jennifer Turcsanski (Lot 1209) 
    Quinten & Jennifer Klingonsmith (Lot 1210) 
Location: Bay Leaf Drive & Ginger Place 
Major Street Access: Harvest Hills Blvd 
Land Area: Area amended 2.687 acres 
Parcel Number(s) & Size: 41:528:0218 - .534148 acres (Lot 1205) 
    41:528:0206 - .307 acres (Lot 1206) 
    41:528:0207 - .455 acres (Lot 1207) 
    41:528:0208 - .336 acres (Lot 1208) 
    41:528:0209 - .255 acres (Lot 1209) 
    41:528:0210 - .251 acres (Lot 1210) 
    Total – 2.138148 acres  
Parcel Zoning: R-3 PUD, Low Density Residential 
Adjacent Zoning:  R-3, R-3 PUD 
Current Use of Parcel:  Existing Single Family Homes 
Adjacent Uses:  Single Family Residential, Vacant, Public Park 
Previous Meetings:  N/A 
Previous Approvals:  Final Plat Approval – 2002 (Plat F) 
Type of Action: Administrative 
Land Use Authority: Planning Commission 
Future Routing: None 
Author:   Jamie Baron, Planner I 

 
 
 

Jamie Baron, Planner I 
jbaron@saratogaspringscity.com 

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

mailto:jbaron@saratogaspringscity.com


A. Executive Summary:   
This is a request for a plat amendment to correct an illegal parcel and encroachment by the 
property owners on to abutting property. The proposed plat amendment affects six lots in 
Harvest Hills Plat F; lots 1205, 1206, 1207, 1208, 1209, and 1210. 

 
Recommendation:  

 
Staff recommends that the Planning Commission conduct a public hearing on the Harvest Hills 
Plat F-A Plat Amendment, take public comment, review and discuss the proposal, and choose 
from the options in Section “H” of this report. Options include a motion for approval with 
conditions, a motion to continue the item to gather additional supportive information, or a 
motion for a denial based on non-compliance with findings of specific criterion. 

 
B. Background:  Harvest Hills Plat F was recorded on February 7, 2003 (attached). After building 

permits were issued and the homes built, the property owners encroached on the parcel to the 
south, as shown below. The encroachments include landscaping, gardens, and a building on Lot 
1208. In 2014 an illegal parcel was created by Warranty Deed and ownership was transferred 
from Western Hills 1 LLC to Jason & Kerry Coe for the property in the encroachment area. The 
property owner to the South, Western Hills 1 LLC, has applied for Preliminary and Final 
Subdivision Plat approval for a separate development called Western Hills Phase 2. The 
correction of the illegal parcel and encroachment issues must be completed prior to Preliminary 
Plat approval for Western Hills Phase 2. 
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C. Specific Request:  

The applicant is requesting a plat amendment to Harvest Hills Plat F for Lots 1205 – 1210 to 
correct an illegal parcel and encroachments by the owners of the lots involved.  

 
D. Process:  

Section 19.12.06(6) states that the Planning Commission is the Land Use Authority for plat 
amendments affecting a public utility easement (PUE). The proposed plat amendment also 
modifies the PUEs between Lots; thus the Planning Commission is the deciding body. 

 
E. Community Review:  

Per 19.12.03 of the City Code, this item has been noticed as a public hearing 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 the Planning Commission meeting. As of the completion of this report, 
the City has not received any public comment regarding this application. 

 
F. General Plan:   
 The General Plan designates this area as Low Density Residential. The Land Use Element of the 

General Plan defines Low Density Residential as one to four units per acre.  
 

Staff conclusion: Consistent. The proposed plat amendment does not increase the density within 
the subject development (Harvest Hills). 

 
G. Code Criteria: The following criteria are pertinent requirements that the Planning Commission 

shall consider when reviewing a plat amendment. Please see the attached “Planning Review 
Checklist” for addition details. 

  
 Section 19.04.13 requires the setbacks to comply with the R-3 zone. Harvest Hills is a PUD 

development and setback variations were granted at the time of final plat approval for Harvest 
Hills Plat F. The setbacks on the recorded plat are 5’ side yards and 25’ front and rear yards. 

 
Staff Finding: Can Comply. The setbacks and PUEs shall be changed to match those that were 
recorded on Harvest Hills Plat F; this is a condition of approval. 
 
Section 19.12.03(4)(h)(ix,x,xiv,xxi) requires the following: 
 

ix. A tie to a permanent survey monument at a section corner. 

x. The boundary lines of the project with bearings and distances and a legal 
description with total project area in SF and acres. 

xiv. Location of prominent natural features such as rock outcroppings,     
woodlands, steep slopes, etc. 

xxi.     Location of any flood plains, wetlands, and other sensitive lands 
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 Staff Findings: Can Comply. The dimension that ties the Point of Beginning to the section corner is 
incorrect, placing the Point of Beginning ~ 399 feet to the North of the actual location. This 
dimension shall be corrected on the plat and in the legal description. There is a berm included in 
the proposed plat amendment which is considered a sensitive land due to a grade of more than 
30%. The berm shall be identified as Sensitive Lands on the plat. These items are included as 
conditions of approval. 

 
   
 Section 19.12.09 of the City Code states: 

 

1. Plat Amendment. The City shall follow the process outlined in Utah Code Chapter 10-
9a for the vacation of any public street, right-of-way, easements, or alley. 

2. Applicability. Owners may petition to vacate or amend a recorded subdivision plat if 
the petition seeks to: 

a) join two or more of the petitioning fee owner’s lots; or 

b) adjust internal lot lines between two or more of the petitioning fee owner’s lots; 
or 

c) vacate or alter private streets, rights-of-way, easements, or alleys, or 

d) adjust internal restrictions subject to the standards of this Title and applicable 
conditions of approval for the original plat, or 

e) adjust the boundary of the plat to include adjacent property to one or more lots in 
the existing subdivision, subject to the limitations of State Code. 

Staff Finding: Complies. The proposed Plat amendment is to adjust the boundary of the 
lots to include adjacent property to six lots in the existing Harvest Hills subdivision. 

3. Standards. Plat amendments may be approved if: 

a) no new dwelling lot or dwelling results from the plat amendment; and 
b) the number of lots or parcels does not increase; and 
c) the amendment does not result in remnant land that did not previously exist; and 
d) the amendment does not violate conditions of approval for the original plat; and 
e) the amendment does not result in a violation of applicable zoning requirements; 

and 
f) if all requirements of Utah Code Chapter 10-9a are met. 

 
Staff Finding: Complies.  The proposed plat amendment does not create any new lots, 
parcels, or remnant land and is consistent with the approvals for the current plat, zoning 
ordinances, and the Utah State Code requirements. 

 
H. Recommendation and Alternatives: 
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Staff recommends that the Planning Commission review the proposed plat amendment, hold a 
public hearing, discuss any public input received, and choose from the following options.  
 
Option 1 – Staff Recommendation, Approval 
“I move to approve the proposed plat amendment for Harvest Hills Plat F-A, located at Bay Leaf 
Drive and Ginger Place as outlined in Exhibit 3 with the Findings and Conditions in the Staff 
Report dated October 15, 2015:” 

 
Findings  
1. The application complies with the criteria in section 19.12. of the Development Code, 

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

2. The application is consistent with the General Plan, as articulated in Section “F” of the 
staff report, which section is incorporated by reference herein.  

3. Prior to the Planning Commission review of the amended 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. 

4. The proposed plat amendment will correct an illegal parcel and encroachment issues 
on the property to the south. 

 
Conditions: 
1. The Harvest Hills Plat F-A is approved as shown in the attachment to the Staff report 

in Exhibit 3. 
2. The survey and legal description shall be corrected. 
3. The plat notes shall match the recorded notes on Harvest Hills Plat F. 
4. H.O.A. details shall be included in the plat notes. 
5. The setbacks and PUEs shall match what is shown on the recorded copy of Harvest 

Hills Plat F. 
6. Sensitive Lands shall be indicated on the Plat. 
7. Any other conditions or changes as articulated by the Planning Commission: 

_____________________________________________________________________. 
 
Alternative 1 - Continuance 
The Planning Commission may also choose to continue the item. “I move to continue the Harvest 
Hills Plat F-A Plat Amendment to another meeting on [DATE], with direction to the applicant and 
Staff on information and / or changes needed to render a decision, as follows:  

1. ______________________________________________________________ 
2. ______________________________________________________________ 

 
Alternative 2 – Denial 
The Planning Commission may also choose to deny the application. “I move to deny the 
proposed plat amendment for Harvest Hills Plat F-A, located at Bay Leaf Drive and Ginger Place, 
based on the Findings below: 
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1. The Harvest Hills Plat F-A Plat Amendment is not consistent with the General Plan, as 
articulated by the Planning Commission: 
_______________________________________________________________, and/or, 

2. The Harvest Hills Plat F-A Plat Amendment is not consistent with Section 19.12 of the 
Code, as articulated by the Planning Commission: 
____________________________________________________, and/or 

3. The Harvest Hills Plat F-A Plat Amendment does not comply with the Harvest Hills 
MDA, as articulated by the Planning Commission: 
____________________________________________________. 

 
I. Attachments:   

1. Location & Zone Map 
2. Planning Review Checklist 
3. Plat Amendment 
4. Harvest Hills Plat F 
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APPLICATION REVIEW CHECKLIST  
(8/20/2014 Format) 

 
                                                          Application Information      
 

Date Received:     September 22, 2015 
Project Name:     Harvest Hills Plat F-A  
Project Request / Type:   Plat Amendment 
Body:      Planning Commission  
Meeting Type:     Public Hearing at PC 
Applicant:   Ridge Point Management Group 
Owner (if different):    Jason & Kerry Coe 
      Craig & Ketra Remund 
      Michael & Stephanie Follett 
      Paul & Tiffany Barney 
      Ted & Jennifer Turcsanski 
      Quinten & Jennifer Klingonsmith 
Location:     Bay Leaf Dr and Ginger Place 
Major Street Access:    Harvest Hills Blvd 
Parcel Number(s) and size:   41:528:0218 - .534148 acres 
      41:528:0206 - .307 acres  
      41:528:0207 - .455 acres 
      41:528:0208 - .336 acres 
      41:528:0209 - .255 acres 
      41:528:0210 - .251 acres 
      Total – 2.138148 acres  
General Plan Designation:   Low Density Residential 
Zone:      R-3 PUD 
Adjacent Zoning:    R-3, R-3 PUD 
Current Use:     Low Density Residential 
Adjacent Uses:     Single family residential, vacant, public park 
Previous Meetings:    Final Plat Approval - 2002 
Land Use Authority:   Planning Commission 
Future Routing:   None 
Planner:     Jamie Baron, Planner I 
 

                                                  Section 19.13 – Application Submittal    
  

• Application Complete: Yes 
• Rezone Required: No 
• General Plan Amendment required: No 
• Additional Related Application(s) required: None 



 
                                                   Section 19.13.04 – Process       

 
• DRC:  

o 9/28/2015 
 No comments 

o 10/12/2015 
 Plat note: semi-private fence required on rear yard if installed prior to developer 

installing it. 
• UDC: N/A 
• Neighborhood Meeting: N/A 
• PC: Scheduled for October 22, 2015 
• CC: N/A 

                                                                 General Review       
 
Building Department 

• No comments 
 
Fire Department 

• No comments 
 
GIS / Addressing 

• Comments: The legal description needs to be corrected. The point of beginning places the boundary about 
399 feet too far to the north. 

 
Additional Recommendations: 

• Include the HOA information on the Plat. 
• Adjust Plat Scale to a more usable increment, such as 5’ or 10’. Each mark is currently 6.25’. 

 
                                                                    Code Review      

  
• 19.04, Land Use Zones 

o Zone: R-3 PUD 
o Use: Low Density Residential 
o Density: Complies. The proposed Plat amendment does not increase the density of the current plat. 
o Setbacks: Can Comply. All setbacks are required to match the current plat, which are as follows: 

 Setbacks 
• 25’ Front 
• 25’ Rear 
• 5’ Side 
• 20’ Street Side (Corner Lots) 

 PUEs 
• 10’ Front 



• 10’ Rear 
• 5’ Side 
• 10’ Street Side (Corner Lots) 
• 10’ Where adjacent to open space 

o Lot width: Complies. The proposed plat amendment is to add land to the rear of the current lots and 
will not alter the current lot widths at the front building setback. 

o Size: Complies. The proposed plat amendment is adding land to the rear of the current lots, which 
will increase the size of each of the lots. 

o Coverage: Complies. The proposed plat amendment is creating additional land to the current lots, 
which will decrease the total coverage of each lot. 

o Sensitive Lands: Can Comply. The proposed plat amendment will include land where there is a steep 
slope. The sensitive lands shall be indicated on the Plat and include the topographic information.  

 
 

• 19.12, Subdivisions 
o Final Plat Requirements apply. 19.12.03(4).  

 Can Comply. The proposed plat meets all requirements expect as indicated below. 
• Indicate sensitive lands on the Plat. 
• March setbacks on recorded plat 
• Add HOA note 
• Add note: If the property owners install fencing along the rear yard, it shall 

be semi-private and maintained by the property owner. 
o Plat amendment 19.12.09 

1. Plat Amendment. The City shall follow the process outlined in Utah Code Chapter 10-9a for 
the vacation of any public street, right-of-way, easements, or alley. 

2. Applicability. Owners may petition to vacate or amend a recorded subdivision plat if the 
petition seeks to: 

  

a. join two or more of the petitioning fee owner’s lots; or 

b. adjust internal lot lines between two or more of the petitioning fee owner’s lots; or 

c. vacate or alter private streets, rights-of-way, easements, or alleys, or 

d. adjust internal restrictions subject to the standards of this Title and applicable conditions 
of approval for the original plat, or 

e. adjust the boundary of the plat to include adjacent property to one or more lots in the 
existing subdivision, subject to the limitations of State Code. 

Complies. The proposed Plat amendment is to adjust the boundary of the lots to include 
adjacent property to six lots in the existing Harvest Hills subdivision. 

 

3. Standards. Plat amendments may be approved if: 



a. no new dwelling lot or dwelling results from the plat amendment; and 

b. the number of lots or parcels does not increase; and 

c. the amendment does not result in remnant land that did not previously exist; and 

d. the amendment does not violate conditions of approval for the original plat; and 

e. the amendment does not result in a violation of applicable zoning requirements; and 

f. if all requirements of Utah Code Chapter 10-9a are met. 

Complies.  The proposed plat amendment does not create any new lots, parcels, or remnant land 
and is consistent with the approvals for the current plat, zoning ordinances, and the Utah State 
Code requirements. 

6. Land Use Authority. 

a. The Planning Director is hereby designated as the land use authority for plat 
amendments involving only lot combinations or lot line adjustments, plat amendments required to 
formalize a variance that has been granted by the Hearing Examiner, and all other plat 
amendments and vacations that do not affect public or private roads or easements or conditions of 
approval. 
b. The Planning Commission is hereby designated as the land use authority for all other plat 
amendments and vacations that do not affect a public road. 
c. The City Council is hereby designated as the land use authority for all plat amendments and 
vacations that affect a public road, per Section 19.12.10. 
 

Complies. The proposed plat will relocate the Public Utility Easements (PUE). The Planning 
Commission is the Land Use Authority. 
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feet to the beginning of a tangent curve to the left, having a radius of 49.90 feet; (12)
thence along the arc of said curve 33.25 feet, passing through a central angle of 38°10'59",
chord bears S86°22'44"E 32.64 feet; (13) thence along the easterly line of lot 1210, of said
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City of Saratoga Springs 

Planning Commission Meeting 

October 8, 2015 
Regular Session held at the City of Saratoga Springs City Offices 

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

_____________________________________________________________________________________  
 

Planning Commission Minutes 
 
Present: 

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

Brandon Mackay 

Staff: Kimber Gabryszak, Sarah Carroll, Kevin Thurman, Nicolette Fike, Jamie Baron,  

Others: Pam Infanger, Neil Infanger, Mary Valantine, Jim Jacob 

Excused: Kirk Wilkins  

 

As there was no Chairman or Vice Chairman at this time a Chair pro tempore was needed. 

A Motion was made by Hayden Williamson to nominate himself as Chair pro-tempore. Seconded by 

David Funk. Aye: Sandra Steele, David Funk, Hayden Williamson, Ken Kilgore, Troy Cunningham, 

Brandon MacKay . Motion passed 6 - 0. 
 

Call to Order – 6:35 p.m. by Chair pro-tempore Hayden Williamson  

Pledge of Allegiance  
Roll Call – A quorum was present. Introductions were made for the new Commissioners. 

 

Public Input Open by Chair pro-tempore Hayden Williamson  

Pam Infanger came to speak on the traffic situation. She spoke two years ago about a new developer, D.R. 

Horton, coming into the city and asked if a traffic study had been done. She was told there was a study 

done by Hale Engineering and it said no mitigation was required. Now Saratoga Road has been blocked 

off on the north end of the Saratoga Springs Development. There is only a way out south with no entrance 

and exit to 400 North. Especially in case of an emergency she is worried. She and her husband have come 

up with some ideas, but her biggest concern is the city has left them no way out of the city. The City 

Engineer responded that the fire chief has a plan in place. But the residents don’t know the plan, and she 

would like to know the plan. She noted the weed problem behind them that presents a huge fire hazard for 

them as well.  

Neil Infanger wanted to reiterate what Peggy said. He is on the board for Lakeshore Homeowners association. 

They are concerned about safety with emergencies but the more immediate need is the weeds that may 

result in fire. It is a safety issue, and for getting emergency vehicles in and out.  

Mary Valantine also had a concern about the traffic and that they cannot get out. They were hoping for more 

neighbors to come. Even getting children to school is quite tricky. The biggest concern is safety. She tried 

to talk to Public works and she talked to Mark Edwards and George Leatham but was told it would be 

another 6-8 weeks that it would be blocked. She doesn’t understand why it wasn’t planned better when 

they knew about it for so long. Also there are cars on the roads in the neighborhood so it’s not really a two 

lane and people have to pull over to let others pass. She has heard they are two months over on 

construction. She is pretty upset.  

Kimber Gabryszak tried to comment on questions in the absence of the City Engineer. The time frame they 

gave to us was a 6 week closure. They are working on the FEMA plans to encapsulate the flood plain. 

Because of the nature of the pipe they had to close the whole road. Staff tried to keep one lane open but it 

was not feasible. Two years ago the plans were different but they needed changed. City is aware of it and 

City Council. As for emergency response and she will follow up with the Chief Campbell and City 

Manager and other staff and they will make sure the safety will be taken care of it. There were traffic 

studies done for the overall impact to the development. The studies show it will be feasible when the 

construction is finished. Construction is always the hardest part. For the weeds they have been working 
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with the developer. The fire chief has been involved. The requirement is for 30 feet around the property 

and they have taken care of that. There are places where existing residents have thrown their own trash and 

clippings over the fence and those have not been taken care of so they can give the homeowners a chance 

to take care of their own items. An item that was on the City Council agenda this week was removal of a 

portion of property from agricultural area. The majority is still under agricultural protection with Utah 

County. As they come in for plat approval they are removed from that. There are protected areas where 

they are not required to comply with standard, just the fire dept. requirements.  

Hayden Williamson asked how long it would be for the field to be in weeds. 

Kimber Gabryszak replied it would be until the development was all completed. It is the same for any large 

property. 

Pam Infanger asked if D.R. Horton did not own it if it was under agricultural protection.  

Kimber Gabryszak replied they own it and they are in the process of changing it but until it is actually changed 

into another use they are still under agricultural protection. The fire district enforces just the 30 feet. It is 

consistent with everyone whether it’s agricultural or not.  

Pam Infanger wanted to know if safety was in the plans. 

Kimber Gabryszak said it’s not under her purview but she would dig into it and get back with her.  

Public Input Closed by Chair pro-tempore Hayden Williamson 

 

4. Election of Chair and Vice Chair for the Planning Commission. 

Sandra Steele nominated Kirk Wilkins as chair. Seconded by Hayden Williamson. Aye: Sandra Steele, 

David Funk, Hayden Williamson, Ken Kilgore, Troy Cunningham, Brandon MacKay . Motion 

passed 6 - 0. 
 

Hayden Williamson nominated Sandra Steele as Vice Chair. Sandra Steele declined the nomination.  

 

Sandra Steele nominated David Funk as Vice Chair. Seconded by Ken Kilgore. Aye: Sandra Steele, 

David Funk, Hayden Williamson, Ken Kilgore, Troy Cunningham, Brandon MacKay . Motion 

passed 6 - 0. 
 

5. Public Hearing: Preliminary Plat for Jacobs Ranch Plat N located at approximately 450 West 

Remington Avenue, Jim Jacob, applicant. 
Jamie Baron presented the Preliminary Plat. The previous plat approval has expired, and the application must 

comply with current Code standards. He reviewed conditions and noted that staff recommended approval. 

 

Public Hearing Open by Chair pro-tempore Hayden Williamson 

No Comments were made. 

Public Hearing Closed by Chair pro-tempore Hayden Williamson 

 

Jim Jacob, applicant, noted they completed these lots earlier but never sold them. The ordinance was changed 

and the block length was made longer, however in plat I they couldn’t put a road in, which made plat N 

out of compliance. They would just like to get approval and be able to get them sold. 

Sandra Steele had no comments. 

Brandon MacKay had no comments. 

David Funk believes the residents living in the area would like these lots to be sold. He also recognized this 

was an area that was affected by flooding earlier and because of that they found the roads and walkways 

were important. He is a little concerned about the length of the roadways because of that but thinks the 

walkways in that area will help. His only other concern is the timing of it being done. He drove through 

the area to see what the impact of construction would do to the residents in near areas. He is a little 

concerned that there is only one road access and he is surprised that there is no light at that entrance from 

Redwood Road. As far as this development goes it would be great to get it finished and it is causing more 

problems unfinished.  

Troy Cunningham had reviewed this and no problems with it. 
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Ken Kilgore asked about open space in this area, this plat still has a credit and he asked how that worked and 

why it was allowed for this plat. 

Jamie Baron said the requirement is the 15% and the code states that if there is a credit allowed, then they are 

allowed to use it to meet the requirement. Because of the dedication of the reservoir site and detention 

basin and a portion to the city they had such a large credit to be used. There would still be a significant 

amount of credit after this.  

Ken Kilgore asked about the walkways and who would take care of them. 

Jamie Baron said they are being dedicated to the city, so rock is allowed because there is no irrigation. 

Ken Kilgore asked if there needed to be a minimum lot size reduction in the conditions. 

Jamie Baron replied it is implied in condition number 2. It’s not called out but the attachment shows the 

reduction. 

Hayden Williamson had no further comments. 

 

Motion made by Sandra Steele that the Planning Commission forward a positive recommendation to the 

City Council to approve the Preliminary Plat for Jacobs Ranch Plat N, located at approximately 408 

West Remington Ave, as outlined in exhibit 3 with the Findings and Conditions in the Staff Report 

dated October 1, 2015. Seconded by Ken Kilgore.  
 

Jamie Baron noted in condition 5 that the code required two different colors and sizes of rock and they 

asked that it be included in the motion. 

Amendment was accepted by Sandra Steele and Ken Kilgore.  

 

Aye: Sandra Steele, David Funk, Hayden Williamson, Ken Kilgore, Troy Cunningham, Brandon 

MacKay . Motion passed 6 - 0. 
 

6. Work Session item: Discussion of Code Amendments/Vision.  

Kimber Gabryszak noting this was an update to keep them informed in the process. She noted the action City 

Council took earlier this week on the code amendments. She noted several items they are working on and 

that may come up in the future. 

Ken Kilgore had no comments at this time. 

Troy Cunningham had nothing at this time. 

David Funk asked about the impervious area. 

Kimber Gabryszak said there is a movement around the country to allow for pervious paving. There are 

pervious types of concretes. But there are large portions of the city with collapsible soils that are moving 

and sinking that need to be properly run off, so it’s a fine line to when it could be allowed. 

Hayden Williamson asked with the pervious, wouldn’t there be concerns with freezing in our area. 

Kimber Gabryszak said yes, it is a concern but it’s not an item with a high priority on the list yet. 

Sandra Steele did some benchmarking and for landscaping they had some citizens come in and say we are 

being stricter than some other areas. She looked up Eagle Mt. and they have the same requirement we 

have. The newer cities are trying to learn from the older cities mistakes. She also looked at Home Owner 

Occupations, we are actual more lenient in this area.  

David Funk talked with someone from a more established city and they complained that theirs wasn’t 

restrictive enough. New cities to new cities is a better comparison. 

Ken Kilgore asked in the signage topic that they look into the art situation in West Jordan. It would be good to 

have it clear.  

Kimber Gabryszak said the attorney is looking into how clear we can get. 

 

7. Approval of Minutes: 

1. September 24, 2015. 
 

Sandra Steele had some changes: Page 2, 2
nd

 paragraph the understand needed to be understands. Page 7 

Planning Commission should be Planned Community zone. Page 7 about 6
th
 paragraph should add they 

should utilize the second option. 
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Motion by Sandra Steele to approve the Minutes of September 24, 2015 with the changes that have been 

noted. Seconded by David Funk. Aye: Sandra Steele, David Funk, Hayden Williamson, Ken Kilgore. 

Abstain: Troy Cunningham, Brandon MacKay . Motion passed 4 - 0. 

 

8. Reports of Action. No Reports. 

 

9. Commission Comments. 
Sandra Steele noted that it looks like it is going to be longer for road widening to happen. 

 

11. Director’s Report: 

• Council Actions  

o Kimber apprised them of some recent actions from the City Council. 

• Applications and Approvals  

• Upcoming Agendas  

o With the absence of some meetings in Nov. and Dec. they will be heavier meetings coming up. 

Kimber noted some items coming up. 

• Other 

 
Ken Kilgore wanted to discuss some of the public comments. He said the first home they lived in was in that 

area. He is not as sympathetic to their inconvenience. The alternate route was only 1 mile. He is concerned 

about the cars parked overnight on both sides of those roads and it narrows the road down to essentially 

one lane.  

Hayden Williamson said they are private roads and we have no ability to enforce them.  

Ken Kilgore said it is not fire season right now, but when there was a fire when he lived there, they had three 

fire engines and it would be hard to have 3 engines there now with all the cars on the road.  

Hayden Williamson wondered why they couldn’t build a dirt road through the field. 

Kimber Gabryszak wasn’t sure but she will follow up with lots of people and especially with the fire plan and 

the HOA on the parking. 

Sandra Steele said her concern was that if you think worse case and if there was an accident between 400 south 

and the first entrance there is no way to get an emergency to that area. 

Ken Kilgore noted that situation happened last week with a traffic accident. 

 

12. Motion to enter into closed session. No closed session. 

 

Meeting adjourned by Chairman Pro tempore Hayden Williamson. 
 

Adjourn 7:50 p.m. 

 
____________________________       ________________________ 

Date of Approval           Planning Commission Chair   

             Kirk Wilkins 

 

___________________________ 

Nicolette Fike, Deputy City Recorder 
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