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Planning Commission Meeting 
Thursday, July 30, 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 and Possible Action: Site Plan, Conditional Use and Preliminary Plat for Harbor Bay Church located at 163 East Harbor Bay 

Drive, EA Architecture, applicant.  Presented by Sarah Carroll. 
 

5. Public Hearing and Possible Action: Site Plan and Conditional Use for Jacobs Ranch 1 & Israel Canyon Stake located 163 West Ring Road, 
EA Architecture, applicant.  Presented by Sarah Carroll. 
 

6. Public Hearing and Possible Action: Plat Amendment for Sergeant Court located at 1675 North 95 West, Randy Rindlisbacher, applicant. 
Presented by Scott Langford. 
 

7. Work Session: Discussion of the Village Plan and Community Plan for The Crossing located NW corner of Pioneer Crossing and Redwood 
Road, Boyer, applicant. Present by Scott Langford.  
 

8. Approval of Minutes: 
 

1. July 9, 2015. 
 
9. Reports of Action. 

 
10. Commission Comments. 

 
11. Director’s Report: 

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

  
12. Motion to enter into closed session for the purchase, exchange, or lease of property, pending or reasonably imminent litigation, the 

character, professional competence, the deployment of security personnel, devices or systems or the physical or mental health of an 
individual. 
 

13. Adjourn. 

 

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

 



Sarah Carroll, Senior Planner 

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

 

 
 

 
 

 
 

Planning Commission 

Staff Report 

 

Site Plan, Conditional Use Permit, Preliminary Plat  

Harbor Bay Church 

July 30, 2015 

Public Hearing 
 

Report Date:    July 23, 2014 

Applicant/Owner: Evans and Associates Architecture  

Location:   168 East Harbor Bay Drive  
Major Street Access:  Redwood Road 

Parcel Number(s) and size: 45:228:0144, 45:228:0162, ~4.677 acres 
General Plan Designation: Low Density Residential 

Zone:    R-3 
Adjacent Zoning:  R-3 

Current Use:   vacant 

Adjacent Uses:   nearby single family residential 
Previous Meetings:  N/A, Concept reviewed by staff 

Type of Action:    Administrative  
Land Use Authority: City Council 

Future Routing: City Council 

Planner:   Sarah Carroll 
 

 

 

A. Executive Summary:  
This is a request for review of a Site Plan, Conditional Use Permit, and Preliminary Plat for the 

Harbor Bay Church, to be located at 168 East Harbor Bay Drive. The site plan includes a church 
building, a pavilion, a storage building, and associated parking and landscaping. The preliminary 

plat is a one lot subdivision to formally create the lot for the church and dedicate a portion of 

Harbor Bay Drive.  
 

Recommendation: 
Staff recommends that the Planning Commission conduct a public hearing, take 

public comment and discuss the proposed Site Plan, Conditional Use Permit, and 

Preliminary Plat, and choose from the options in Section “H” of this report. Options 
include forwarding a positive recommendation with conditions to the City Council, continuing the 

application, or recommending denial to the City Council.  
 

B. Background:  

The LDS church has owned this property for some time now and demand in the area has created 
the need for a new meetinghouse. The Development Review Committee (DRC) reviewed the 

concept plan prior to receiving the proposed applications. Comments provided by the DRC have 
been incorporated into the plans.  
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C. Specific Request:  
This is a request for site plan approval, a conditional use permit, and preliminary plat approval for 

a proposed LDS church to be located at 168 East Harbor Bay Drive.  
 

D. Process:  
Section 19.13.04 of the City Code states that Site Plans and Conditional Uses require City Council 

approval after the Planning Commission holds a public hearing and forwards a recommendation. 

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. The City Code also 

requires that an applicant hold a neighborhood meeting for any non-residential development 
proposal adjacent to developed property in a residential zone. The applicant held a neighborhood 
meeting on Wednesday July 29, 2015 and will present the outcome of their meeting at the 
Planning Commission public hearing.  
 

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

owner within 300 feet of the subject property was sent a letter at least ten calendar days prior to 
this meeting.  As of the completion of this report, no public comment has been received.  

 

F. General Plan:   
The General Plan designates this area for Low Density Residential development and states “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.” 
 

Finding: consistent. The proposed use is a church which is listed as a conditional use in the 
Low Density Residential Zone; thus, the use is anticipated in this land use designation and will 

offer a location for nearby residents to participate in religious services.    
 

G. Code Criteria:  

Pertinent sections of the Land Development Code are reviewed below.  
 

 19.04, Land Use Zones: Section 19.04.13 regulates development in the R-3 zone. Complies.  

o Zone: R-3 

o Use: Church – Conditional Use 

o Density: N/A 

o Setbacks: R-3 zone requires 25’ front and rear, 8’/12’ sides – Complies.  

o Accessory Building Setbacks:  

 Front/Corner Side: same as primary structure - Complies 

 Sides/rear: 5’ – Complies.  

o Lot width, depth, size, coverage  

 70’ wide min, 1 acre min for non-residential, 50% max coverage – 

Complies.  

o Dwelling/Building size 

 N/A for nonresidential 

o Height: 35’ maximum – Complies.  

o Open Space: Complies. 

 15% required – N/A, Open space is not required for a church site.  

 This church will be serving nearby residents and park space has or will 

be provided within the nearby developments. The proposed plans 

indicate 31.02% of the site will be landscaped.  Landscaping is reviewed 

later in this report. 
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o Sensitive Lands: N/A  

o Trash: A dumpster enclosure is proposed and shall comply with 19.14.04(4). 

Complies.  

 

 19.05, Supplemental Regulations 

o Flood Plain: No building, structure, fence, or other obstruction may be constructed 

within any portion of Zone A as defined on the FEMA Flood Insurance Map. Complies.  

o Transportation Master Plan: Not building or lot shall be created or erected within a 

location of a proposed road, street, highway, or right-of-way shown on the approved 

Transportation Master Plan. Complies.  

o Property access: lots must have access onto a public or private street, prior to 

issuance of a building permit. Complies.  

 

 19.06, Landscaping and Fencing: Can Comply 

o General Provisions: Complies. 

 Park strips shall be landscaped and maintained by the property owner 

that abuts the park strip. The landscape plans indicate that the park 

strips will be landscaped.  

 Automated water-conserving irrigation systems, including low flow 

sprinkler heads and rain sensors are required.  Can Comply – refer to 

condition #4.  

o Landscaping Plan: see attached. Complies. 

o Planting Standards & Design. Complies. 

 Deciduous Trees. All deciduous trees shall have a minimum trunk of two 

inches in caliper. The plans indicate 2.5” caliper. Complies.  

 Evergreen Trees. All evergreen trees shall have a minimum size of six 

feet in height. The plans indicate 7’-8’. Complies.  

 Shrubs. At least 25% of the required shrubs shall be a minimum of 5 

gallons in size at the time of installation; all other required shrubs shall 

be a minimum of 1 gallon in size. The plans indicate 333 5-gallon shrubs. 

The Code requires 37 shrubs. Complies.  

o Amount: Table 19.06.07 specifies the amount of required trees, shrubs and turf. Can 

Comply.  

 The plans indicate a total landscape area of 58,016 square feet (32% of 

the total site). For this amount of landscaping the following is required:  

For landscape areas 

greater than 15,000 

sq. ft.  

Required Provided 

Deciduous Trees: 7+1 

per additional 3,000 sq.ft. 
22 117 

Evergreen Trees: 5 + 1 

per additional 3,000 sq. 

ft.  

20 19* 

Shrubs: 25 + 1 per 

additional 3,000 sq. ft.  
40 333 

Minimum Percentage of 

Turf 
25% 35% 

*One more evergreen tree is required. Refer to Condition #3.  
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o Fencing & Screening: 19.06.09 outlines fencing requirements. Complies.  

 Fencing may be required adjacent to undeveloped property and is to be 

approved by the City Council through the Site Plan review process for 

nonresidential development. The applicant is proposing a 6’ tall vinyl 

privacy fence along the north and east property lines which will provide a 

buffer between the church site and future neighboring development.  

o Clear Sight Triangle: fencing shall be no taller than three feet in the clear sight 

triangle. Complies.  

 Sheet C4.1 provides a note that indicates compliance.  

 

 19.09, Off Street Parking: Can Comply.   

o Dimensions: Complies.  

 For 90 degree parking, the stalls shall be 9’ wide by 18’ deep. The drive 

aisle shall be 24’ wide.  

o Accessible Parking: Can Comply.  

 Every application shall comply with ANSI 117.1 and IBC regulations with 

regard to location, number, size, dimension, type, marking, surface, 

clearance, identification, and all other particulars.   

o One additional accessible parking stall is required, see condition 

#5. 

o Parking Lot Landscaping: Complies.  

 Parking adjacent to public streets: All parking areas for non-residential 

uses adjacent to a public street shall have a landscape berm of not less 

than 10 feet between the sidewalk and the parking area. Complies.  

 The parking lot that is closest to McGregor Lane has more than 

10 feet of separation and the parking lot is approximately 7 feet 

lower than the sidewalk, addressing this requirement.  

 Curbs: Landscaped areas abutting a paved surface shall be curbed. 

Complies.  

 Clear Sight: At intersections, landscaping shall be not taller than 3’ in the 

clear sight triangle and shall not be bermed. Complies.  

 Components of Landscaped Areas: Complies.  

 Landscaped parking areas shall consist of trees, shrubs, and 

groundcover. 

 Required Parking Islands: Complies.  

 There shall be a landscape island every 10 stalls that is either 

9’x36’ for double rows of parking or 9’x18’ for single rows of 

parking.  

o For 9’x36’ planters there shall be a minimum of two 

trees per planter. For 9’x18’ planters there shall be a 

minimum of one tree per planter.  

 Landscape islands shall be placed and shaped to direct traffic 

through the parking area.  

 There shall be a break at a minimum of forty parking stalls for 

each double row.   

 Landscape Boundary Strip: Complies. 

 All landscape boundary strips shall be a minimum of eight feet in 

width.  
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o Pedestrian Walkways & Accesses: Complies.  

 Parking lots larger than 75,000 square feet shall provide raised or 

delineated pedestrian walkways. The proposed site has two parking lots 

and they do not exceed 75,000 square feet.  

o 19.09.11, Required parking stalls: Complies.  

 Churches require 1 stall per 3 seats. The proposed chapel will have 242 

seats; requiring 81 stalls. The plans indicate 233 stalls are provided.  

 

 19.11, Lighting: Complies.  

o General Standards: Complies.  

 Material: all assemblies shall be metal.  

 Base: a 16” tall decorative base is required.  

 Type: All fixtures shall be full cut-off 

 Angle: All fixtures shall be directed downward.  

 Lamp: The color shall be soft white or amber. 

 Drawings: Fixtures shall be specified in the development drawings.  

 Flags: The US flag may be illuminated from dusk to dawn (no flag 

proposed) 

o Nonresidential Lighting: Complies.  

 Trespass light shall not exceed 0.1 foot-candles measured at the 

property line.  

 All free standing lighting fixtures and assemblies shall be black.  

 Pole design shall be an arm and bell shade.  

 Parking lot poles shall be limited to a height of 16’ when within 200’ of a 

residential zone.  

 Fixtures shall be full cut-off. 

 At least 50% of the lights shall be turned off one hour after closing or by 

11:00 p.m., whichever is earlier. They intend to turn off all the parking 

lot lights at night.  

 

 19.12, Subdivisions: Complies.  

o Preliminary and Final Plat requirements apply, 19.12.03(2-4): Complies.  

o General Subdivision Improvements, 19.12.06:  Complies.  

 Maximum block length is 1,000 feet. Complies.  

 If a block is more than 800 feet in length a pedestrian walkway is 

required through the block. N/A  

 Connecting streets are required: A portion of McGregor Lane will be 

reconstructed with this development. Harbor Bay Drive will be 

completed. Complies.  

 Pedestrian walkways, trials, and other logical linkages are required. The 

site plan includes pedestrian walkways around the building. Public 

sidewalks will create additional linkage. Complies.  

 Driveway location for lots next to an arterial: N/A – no lots are proposed 

next to an arterial.  

 Access: Two separate means of access are required whenever the total 

number of dwelling units exceeds 50. N/A – one lot is proposed.  

 Lot design: The design shall not create lots that are not buildable due to 

size, shape, topography, terrain, etc. Complies.  
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 Lot frontage: all lots shall have frontage on a road that meets City 

standards. Complies. 

 Flag lots: None proposed. 

 Public roads may not be included in lots. Complies.  

 Property lines: Side property lines shall be at approximate right angles to 

the street line or radial to the street line. Complies. 

 Corner lots: Corner lots shall be platted ten percent larger than the 

minimum for the zone. The minimum lot size for nonresidential 

development in this zone is 1 acre. The proposed lot is a corner lot and 

is ~3.88 acres.  

 Boundary: No lot shall be divided by a municipal boundary line. 

Complies. 

 Remnants: Remnants of property that do not meet the code 

requirements shall not be left in a subdivision. Complies.  

 Double access lots are not permitted with the exception of corner lots. 

Complies. 

 Arterials: Subdivisions along arterials shall comply with the adopted 

arterial cross section.  N/A – this is not along an arterial.  

 

 Section 19.13, Process: Can Comply – neighborhood meeting needed.  

o General Considerations:  

 General Plan: See Section G of the staff report.  

 Natural Features: Wetlands shall be preserved with the future plats that 

are adjacent to the lake.  

 Community & Public Facilities: N/A 

o 19.13.04 requires a neighborhood meeting for nonresidential development adjacent 

to developed property in a residential zone.  

 As of the date of this report the neighborhood meeting has not yet been 

held. The applicant will hold the neighborhood meeting on July 29, 2015 

and will present the outcome at the Planning Commission meeting on 

July 30, 2015.  

o Notice / Land Use Authority: The City Council is the land use authority for Site Plans, 

Conditional Use Permits, Preliminary and Final Plats. Mailed notices were sent prior to 

the public hearing with the Planning Commission for the Site Plan, Conditional Use 

Permit, and Preliminary Plat. The Final Plat will only go the Council. Mailed notices 

are not required for final plats.  

o Development Agreement / MDA: N/A for this project.  

o Payment in Lieu of Open Space: N/A for this project.  

o 19.13.09(9) requires a phasing plan for phased developments. N/A – no phasing is 

proposed.   

 

 19.14, Site Plans: Complies.  

o Urban Design Committee: Complies.  

 Mechanical Equipment – screened  

 Windows – may be used as accents. Untreated metal or aluminum is 

prohibited.  

 Building Lighting – shall be shielded and directed downward and shall 

not project above or beyond the property line. 

 Trash Enclosures, Storage Areas, and External Structures: Complies.  
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 Shall be comparable to the proposed building and oriented away 

from public view.  

 Solid gates are required.  

 When adjacent to parking areas, a 3’ landscape buffer shall be 

provided.  

 Exterior Materials – shall be reviewed by the Urban Design Committee 

 Comments: Reviewed by the Urban Design Committee on July 22, 2015; 

the Committee recommended approval as proposed.  

 

 19.15, Conditional Use Permit: Complies. 

o Determination. 

1. The Planning Commission may only permit a Conditional Use to be located within a 

zone where the particular Conditional Use is listed as a Conditional Use by the use 
regulations of this Title. 

2. A conditional use shall be approved if reasonable conditions are proposed, or can be 
imposed, to mitigate the reasonably anticipated detrimental effects of the proposed 

use in accordance with the standards contained in this Chapter. 

3. If the reasonably anticipated detrimental effects of a proposed conditional use 
cannot be substantially mitigated by the proposal or the imposition of reasonable 

conditions to achieve compliance with the standards contained in this Chapter, the 
conditional use may be denied. 

 
o General standards: Complies.  

 The siting of the structure or use, and in particular: 

 the adequacy of the site to accommodate the proposed use or building 

and all related activities;  
o The site is located in an R-3 zone where churches are 

anticipated as conditional uses. The site is designed to 
accommodate the proposed use. 

 the location and possible screening of all outdoor activities; 

o The site will have a 6’ tall privacy fence on the north and east 
property lines. 

 the relation of the proposed building or use to any adjoining building 
with particular attention to protection of views, light, air, and peace and 

quiet; 

o The proposed building will not significantly impact the views, 
light, air, and peace and quiet in this area. 

 the location and character of any display of goods and services; and 
o There will not be any displays. 

 the size, nature, and lighting of any signs. 

o The signs include a small sign on the front of the building that is 
built into the face, with the name of the religion; the sign is not 
lit.  

 

o Traffic circulation and parking: Complies.  
 the type of street serving the proposed use in relation to the amount of traffic 

expected to be generated; 

 The City Engineer has reviewed the site and the circulation. McGregor 
Lane will be reconstructed along the frontage of the property and to the 
south until it meets with existing improvements. Harbor Bay Drive will be 
constructed from the existing stub along the property frontage.  

 the adequacy, convenience, and safety of provisions for vehicular access and 

parking, including the location of driveway entrance and exits; and 
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 The access locations have been reviewed by the City Engineer, and the 
access points meet spacing requirements.  

 the amount, timing, and nature of traffic generated by the proposed conditional 

use. 
 The amount of traffic generated by the site varies throughout the week 

and is at its peak on Sundays, when the neighboring uses have minimal 
traffic.  The proposed site is laid out in a configuration that will 
accommodate the anticipated traffic.   

 
o The compatibility of the proposed conditional use with its environment, and in particular: 

 the number of customers or users and the suitability of the resulting activity level 

to the surrounding uses; 
 The proposed church is a compatible use in the R-3 zone and will serve 

the nearby residents. The proposed church will have a membership of 
approximately 300-600 people per ward, but attendance at Sunday 
meetings will vary and will not include all members. 

 hours of operation; 

 The hours of operation will vary depending on the activities being held. 
For the most part the peak hours will be on Sunday between 9:00 a.m.-
4:00 p.m.  

 adequacy of provisions for the control of any off-site effects such as noise, dust, 

odors, light, or glare, etc.; 

 The operations will not create off-site noise, dust, odors, light, or glare. 
 adequacy of provisions for protection of the public against any special hazards 

arising from the intended use; 
 No special hazards are proposed. 

 the expected duration of the proposed building, whether temporary or 

permanent, and the setting of time limits when appropriate; and the degree to 
which the location of the particular use in the particular location can be 

considered a matter of public convenience and necessity. 

 The proposed location offers an additional church building for nearby 
residents. The building is expected to be permanent. 

 
o The Conditional Use shall meet the following standards: 

 the use will not, under the circumstances of the particular case, be detrimental 

to the health, safety, or general welfare of persons residing or working in the 
vicinity, or injurious to property or improvements in the vicinity; 

 The proposed church will not be detrimental to the health, safety, or 
general welfare of persons in the area but will offer a new church 
building for religious services. 

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

with the regulations and conditions specified in the land use ordinance for such 
use; 

 The intent of the land use ordinance is to prohibit incompatible uses in 
residential areas. The proposed church will provide a location for 
religious services for nearby residents and is compatible with residential 
development. 

 the use will be consistent with the character and purposes stated for the land 

use zone involved and with the adopted Land Use Element of the General Plan; 

 See Section “F” of this report. The proposed site can comply with the 
land use ordinance requirements and regulations as reviewed earlier in 
this report. 

 the use will not result in a situation which is cost ineffective, administratively 

infeasible, or unduly difficult to provide essential services by the City, including 
roads and access for emergency vehicles and residents, fire protection, police 
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protection, schools and busing, water, sewer, storm drainage, and garbage 
removal; and 

 The proposed use will not result in a situation that is cost ineffective to 
the City. 

 the proposed use will conform to the intent of the City of Saratoga Springs 

General Plan. 
 The proposed use conforms to the intent of the General plan as outlined 

in Section “F” of this report. 
 

o When necessary, the City Council may attach conditions to ensure compatibility with the 

surrounding area and to mitigate harmful effects. Such conditions may include the 
following: 

 additional parking; 

 water, sewer, and garbage facilities; 

 landscape screening to protect neighboring properties; 

 requirements for the management and maintenance of the facilities; 

 changes in layout or location of uses on the lot; and 

 any other condition the City Council finds necessary to reasonably ensure that 

the proposed Conditional Use will comply with the standards noted above. 
 

Additional mitigation is not necessary. The site plan indicates adequate parking for 
the proposed use, site landscaping, and perimeter fencing, which will buffer the activities 
from abutting residents. The parking lot lights will be no taller than 16’ and will be full 
cut-off directed downward.  

 

 19.18, Signs: Complies.   

o A small identification/wall sign is proposed on the front of the building.   

 This falls under the criteria for signs for Institutional uses which allows: 

 Size: one square foot for every lineal foot of width of the building face to 

which the sign is attached. The building width 115’ wide. The proposed 

sign is approximately 9 square feet.   

 Height: the height shall not exceed three feet. Complies.  

 
H. Recommendation and Alternatives:  

After evaluating the required standards for developments in the R-3 zone, staff recommends that 
the Planning Commission conduct a public hearing and make the following motion:  

 

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

forward a positive recommendation to the City Council for approval of the Harbor Bay Church Site 
Plan, Conditional Use Permit, and Preliminary Plat, located at 168 East Harbor Bay Drive, with the 

findings and conditions below: 
 

Findings: 

1. The proposed site plan, conditional use, and preliminary plat are consistent with the General 
Plan as explained in the findings in Section “F” of this report, which findings are incorporated 

herein by this reference.   
2. The proposed site plan, conditional use, and preliminary plat meets or can conditionally meet 

all the requirements in the Land Development Code as explained in the findings in Section 

“G” of this report, which findings are incorporated herein by this reference.  
 

  Conditions: 
1. That all requirements of the City Engineer be met, including those listed in the attached staff 

report. 

2. That all requirements of the Fire Chief be met.  
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3. One evergreen tree shall be added to the landscape plans to comply with the landscape 
requirements.  

4. The sprinkler system for the landscaping shall include automated water-conserving irrigation 
systems, including low flow sprinkler heads and rain sensors.    

5. One additional accessible stall is required.  
6. Any other conditions as articulated by the Planning Commission:  

___________________________________________________________________________ 

 
Alternative Motions: 

 
Alternative Motion A 

“I move to continue the item to another meeting, with direction to the applicant and Staff on 

information and/or changes needed to render a decision, as follows:  
 

 
 
 

 

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

that the Planning Commission forward a negative recommendation to the City Council to deny 
the Harbor Bay Church site plan, conditional use permit, and preliminary plat, for property 

located at 168 East Harbor Bay Drive. Specifically I find that the following standards and/or code 

requirements have not been met:” 
 

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

2. The applications are not consistent with Section(s) [19.04,19.05,19.06, 19.09, 
19.11, 19.12, 19.13, 19.14, 19.15, 19.18] of the Code, as articulated by the 
Planning Commission: 
____________________________________________________________ 

 

 

I. Exhibits: 
 

1. Engineering Report 
2. Zoning / Location map 

3. Preliminary/Final Plat 
4. Architectural Site Plan 

5. Landscape Plan 

6. Elevations 
7. Photo of colors/materials board 

 
 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Harbor Bay Church                 
Date: July 30, 2015 
Type of Item:   Site Plan and Preliminary Plat 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:  Evans and Associates Architecture – Chad Spencer 
Request:  Site Plan and Preliminary Plat Approval 
Location:  Approx. 168 East Harbor Bay Drive  
Acreage:  4.677 acres 

 
C. Recommendation:  Staff recommends the approval of Site Plan and Preliminary Plat 

subject to the following conditions: 
 
D. Conditions for Site Plan:   

 
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. 



 
 

G. Final plans shall include an Erosion Control Plan that complies with all City, UPDES 
and NPDES storm water pollution prevention requirements. 

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

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

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

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

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

 
K. Harbor Bay and McGregor Drive shall be improved to City Standards for a 56-ft 

ROW local road and dedicated to the City before occupancy can be granted.  
 
L. The geotechnical report for Harbor Bay Church shall have a lab tested CBR value as 

this value cannot be assumed.  
 
M. Vertical curves shall be provided on roadways with a change in grade of 1% or 

more.  
 
N. Structural calculations and designs stamped by a licensed engineer shall be 

provided for all retaining walls four feet or greater. A building permit shall be 
obtained prior to commencing construction on these walls. 
 

O. Parking lot lights shall not exceed 16’ in height when within 200’ of a residential 
zone. 
 

P. Maximum light spillover onto adjacent residential properties shall not exceed 0.1 
ft-candles.  
 

Q. Project shall comply with all ADA standards and requirements. 
 

 
E.  Conditions for Preliminary Plat:   
 

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

 
B. Developer shall bury and/or relocate any overhead utilities that are within or 

adjacent to this plat.    



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

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

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

stabilize and reseed all disturbed areas. 
 
F. Developer shall provide plans for and complete all improvements within pedestrian 

corridors. 
 
G. Meet all engineering conditions and requirements as well as all Land Development 

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

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

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

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

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

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

 
K. McGregor Drive shall be improved as per City standards for a 56-ft from Harbor Bay 

Plat 5 (Catamaran Way) to the north boundary of the church property. These 
improvements shall include a complete reconstruction of the existing roadway as 
necessary to bring it into compliance with all adopted City standards for structural 
and horizontal designs.  
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Sarah Carroll, Senior Planner 

1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
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Planning Commission 

Staff Report 

 

Site Plan and Conditional Use Permit 

Jacobs Ranch 1 and Israel Canyon Stake 

July 30, 2015 

Public Hearing 
 

Report Date:    July 23, 2014 

Applicant/Owner: Evans and Associates Architecture  

Location:   163 West Ring Road  
Major Street Access:  Redwood Road 

Parcel Number(s) and size: a portion of 59:002:0135, ~5.17 acres 
General Plan Designation: Neighborhood Commercial (approved 6/16/15) 

Zone:    NC  
Adjacent Zoning:  R-3, RC 

Current Use:   vacant 

Adjacent Uses:   single family residential, undeveloped land 
Previous Meetings:  Rezone, GPA, Concept reviewed by PC on 5/28/15 

Previous Approvals:   Rezone, GPA approved by CC on 6/16/15 and concept reviewed 
Type of Action:    Administrative  

Land Use Authority: City Council 

Future Routing: City Council 
Planner:   Sarah Carroll 

 

 

 
A. Executive Summary:  

This is a request for review of a Site Plan and Conditional Use review for the Jacobs Ranch 1 and 
Israel Canyon Stake Church, to be located at 163 West Ring Road. The site plan includes a 

church building, a pavilion, a storage building, and associated parking and landscaping.  

 
Recommendation: 

Staff recommends that the Planning Commission conduct a public hearing, take 
public comment and discuss the proposed Site Plan and Conditional Use Permit and 

choose from the options in Section “H” of this report. Options include forwarding a 

positive recommendation with conditions to the City Council, continuing the application, or 
recommending denial to the City Council.  

 
B. Background:  

The applicant recently requested a rezone and general plan from Regional Commercial to 

Neighborhood Commercial (NC) zoning for the subject property. This request was approved by 
the City Council on June 16, 2015. The concept plan was also reviewed at that time. Minutes 

from that meeting are attached.  
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C. Specific Request:  

This is a request for site plan approval and a conditional use permit for a proposed LDS church to 
be located at 163 West Ring Road.   

 
D. Process:  

Section 19.13.04 of the City Code states that Site Plans and Conditional Uses require City Council 

approval after the Planning Commission holds a public hearing and forwards a recommendation. 
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. The City Code also 
requires that an applicant hold a neighborhood meeting for any non-residential development 

proposal adjacent to developed property in a residential zone. The applicant held a neighborhood 
meeting on Wednesday July 29, 2015 and will present the outcome of their meeting at the 
Planning Commission public hearing. 
 

E. Community Review:  

Per 19.13.04 of the City Code, this item has been noticed in The Daily Herald, and each property 
owner within 300 feet of the subject property was sent a letter at least ten calendar days prior to 

this meeting.  As of the completion of this report, no public comment has been received.  

 
F. General Plan:   

The General Plan designates this area for Neighborhood Commercial development and states:  
  

 The Neighborhood Commercial designation is intended to identify locations where small-

scale neighborhood oriented commercial developments are to be located.  These 
commercial developments are to provide goods and services that are used on a daily basis 

by the surrounding residents. 
 

 Commercial structures in these areas shall be limited to 15,000 square feet.  
Neighborhood Commercial developments should be large enough to accommodate 

functioning traffic patterns but should not exceed 10 acres in size. 

 
 Parcels considered for this designation should be located in close proximity to residential 

areas where pedestrian activity between residents and the development is likely to occur.  
Improvements such as trails, seating and lighting that would help create gathering spaces 

and promote pedestrian activity are expected and shall be considered and essential part of 

developments in the Neighborhood Commercial areas. 
 

 Developments in these areas shall contain landscaping and recreational features as per 
the City’s Parks, 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 4 equivalent 

residential units (ERU’s).”  
 

Finding: consistent. The proposed use is a church which is listed as a conditional use in the 
Neighborhood Commercial Zone; thus, the use is anticipated in this land use designation and will 

offer a location for nearby residents to participate in religious services.    
 

G. Code Criteria:  

Pertinent sections of the Land Development Code are reviewed below.  
 

 19.04, Land Use Zones: Section 19.04.20 regulates development in the NC zone. Complies.  

o Zone: NC 

o Use: Church – Conditional Use 

 Drive through windows are not permitted. 

 Hours of operation are 7:00 a.m. to 10:00 p.m. 
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o Setbacks: Setbacks – front/rear/sides: 25 feet each – Complies.  

o Lot width, frontage:   

 100’ wide minimum, 100’ of width minimum – Complies.  

o Height: 35’ maximum – Complies.  

o Building Size: Commercial structures in this zone shall have a max size of 15,000 

square feet. N/A – this is not a commercial structure.  

o Landscape requirements: Complies. 

 25% of the site shall be landscaped. 40% of the site is landscaped.  

 All sensitive lands shall be protected. N/A – none on site.  

o Trash: A dumpster enclosure is proposed and shall comply with 19.14.04(4). 

Complies.  

o Sensitive Lands: shall not be included in base acreage when determining ERU’s 

permitted in a development. N/A for Institutional.   

 

 19.05, Supplemental Regulations: Complies.  

o Flood Plain: No building, structure, fence, or other obstruction may be constructed 

within any portion of Zone A as defined on the FEMA Flood Insurance Map. Complies.  

o Transportation Master Plan: Not building or lot shall be created or erected within a 

location of a proposed road, street, highway, or right-of-way shown on the approved 

Transportation Master Plan. Complies.  

o Property access: lots must have access onto a public or private street, prior to 

issuance of a building permit. Complies.  

 

 19.06, Landscaping and Fencing: Can Comply 

o General Provisions: Complies. 

 Park strips shall be landscaped and maintained by the property owner 

that abuts the park strip. The landscape plans indicate that the park 

strips will be landscaped.  

 Automated water-conserving irrigation systems, including low flow 

sprinkler heads and rain sensors are required.  Can Comply – refer to 

condition #4.  

o Landscaping Plan: see attached. Complies. 

o Planting Standards & Design. Complies. 

 Deciduous Trees. All deciduous trees shall have a minimum trunk of two 

inches in caliper. The plans indicate 2.5” caliper. Complies.  

 Evergreen Trees. All evergreen trees shall have a minimum size of six 

feet in height. The plans indicate 7’-8’. Complies.  

 Shrubs. At least 25% of the required shrubs shall be a minimum of 5 

gallons in size at the time of installation; all other required shrubs shall 

be a minimum of 1 gallon in size. The plans indicate 294 5-gallon shrubs. 

The Code requires 45 shrubs. Complies.  

o Amount:  

Table 19.06.07 specifies the amount of required trees, shrubs and turf. Complies.   

 The plans indicate a total landscape area of 89,231 square feet (40% of 

the total site). For this amount of landscaping the following is required:  
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For landscape areas 

greater than 15,000 

sq. ft.  

Required Provided 

Deciduous Trees: 7+1 

per additional 3,000 sq.ft. 
32 82 

Evergreen Trees: 5 + 1 

per additional 3,000 sq. 

ft.  

30 30 

Shrubs: 25 + 1 per 

additional 3,000 sq. ft.  
45 294 

Minimum Percentage of 

Turf 
25% 25% 

 

o Fencing & Screening: 19.06.09 outlines fencing requirements. Complies.  

 Fencing may be required adjacent to undeveloped property and is to be 

approved by the City Council through the Site Plan review process for 

nonresidential development. The applicant is proposing a 6’ tall vinyl 

privacy fence along the south and west property lines which will provide 

a buffer between the church site and existing residential development.   

o Clear Sight Triangle: fencing shall be no taller than three feet in the clear sight 

triangle. Complies.  

 The clear site triangles do not include fencing.  

 

 19.09, Off Street Parking: Complies.  

o Dimensions: Complies.  

 For 90 degree parking, the stalls shall be 9’ wide by 18’ deep. The drive 

aisle shall be 24’ wide.  

o Accessible Parking: Complies. 

 Every application shall comply with ANSI 117.1 and IBC regulations with 

regard to location, number, size, dimension, type, marking, surface, 

clearance, identification, and all other particulars.  

o Parking Lot Landscaping: Complies.  

 Parking adjacent to public streets: All parking areas for non-residential 

uses adjacent to a public street shall have a landscape berm of not less 

than 10 feet between the sidewalk and the parking area. N/A – no 

parking is adjacent to the public street.  

 Curbs: Landscaped areas abutting a paved surface shall be curbed.  

 Clear Sight: At intersections, landscaping shall be not taller than 3’ in the 

clear sight triangle and shall not be bermed.  

 Components of Landscaped Areas: Complies.  

 Landscaped parking areas shall consist of trees, shrubs, and 

groundcover. 

 Required Parking Islands: Complies.  

 There shall be a landscape island every 10 stalls that is either 

9’x36’ for double rows of parking or 9’x18’ for single rows of 

parking.  
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o For 9’x36’ planters there shall be a minimum of two 

trees per planter. For 9’x18’ planters there shall be a 

minimum of one tree per planter.  

 Landscape islands shall be placed and shaped to direct traffic 

through the parking area.  

 There shall be a break at a minimum of forty parking stalls for 

each double row.   

 Landscape Boundary Strip: Complies. 

 All landscape boundary strips shall be a minimum of eight feet in 

width.  

o Pedestrian Walkways & Accesses: Complies.  

 Parking lots larger than 75,000 square feet shall provide raised or 

delineated pedestrian walkways.  

 Walkways shall be a minimum of 10 feet wide and shall be placed 

through the center of the parking area and extend to the entrance of the 

building.  

 This criteria is intended for large “big box” parking lots; in this case the 

parking lot surrounds three sides of the building and there is an entrance 

on three sides. However, a 12’ wide walkway is provided from the 

pavilion to the building.  

o 19.09.11, Required parking stalls: Complies.  

 Churches require 1 stall per 3 seats. The proposed chapel will have 242 

seats; requiring 81 stalls. The plans indicate 271 stalls are provided.  

 

 19.11, Lighting: Complies.  

o General Standards: Complies.  

 Material: all assemblies shall be metal.  

 Base: a 16” tall decorative base is required.  

 Type: All fixtures shall be full cut-off 

 Angle: All fixtures shall be directed downward.  

 Lamp: The color shall be soft white or amber. 

 Drawings: Fixtures shall be specified in the development drawings.  

 Flags: The US flag may be illuminated from dusk to dawn (no flag 

proposed) 

o Nonresidential Lighting: Complies.  

 Trespass light shall not exceed 0.1 foot-candles measured at the 

property line.  

 All free standing lighting fixtures and assemblies shall be black.  

 Pole design shall be an arm and bell shade.  

 Parking lot poles shall be limited to a height of 16’ when within 200’ of a 

residential zone.  

 Fixtures shall be full cut-off. 

 At least 50% of the lights shall be turned off one hour after closing or by 

11:00 p.m., whichever is earlier. They plan to turn all the parking lot 

lights off at night. 

 

 Section 19.13, Process: Can Comply – neighborhood meeting needed.  

o General Considerations:  

 General Plan: See Section G of the staff report.  
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 Natural Features: Wetlands shall be preserved with the future plats that 

are adjacent to the lake. N/A 

 Community & Public Facilities: N/A 

o 19.13.04 requires a neighborhood meeting for nonresidential development adjacent 

to developed property in a residential zone.  

 As of the date of this report the neighborhood meeting has not yet been 

held. The applicant will hold the neighborhood meeting on July 29, 2015 

and will present the outcome at the Planning Commission meeting on 

July 30, 2015.  

o Notice / Land Use Authority: The City Council is the land use authority for Site Plans 

and Conditional Use Permits. Mailed notices were sent prior to the public hearing 

with the Planning Commission.   

o Development Agreement / MDA: N/A for this project.  

o Payment in Lieu of Open Space: N/A for this project.  

o 19.13.09(9) requires a phasing plan for phased developments. N/A – no phasing is 

proposed.   

 

 19.14, Site Plans: Complies.  

o Urban Design Committee: Complies.  

 Mechanical Equipment – screened  

 Windows – may be used as accents. Untreated metal or aluminum is 

prohibited.  

 Building Lighting – shall be shielded and directed downward and shall 

not project above or beyond the property line. 

 Trash Enclosures, Storage Areas, and External Structures: Complies.  

 Shall be comparable to the proposed building and oriented away 

from public view.  

 Solid gates are required.  

 When adjacent to parking areas, a 3’ landscape buffer shall be 

provided.  

 Exterior Materials – shall be reviewed by the Urban Design Committee 

 Comments: Reviewed by the Urban Design Committee on July 22, 2015; 

the Committee recommended approval as proposed.  

 

 19.15, Conditional Use Permit: Complies. 

o Determination. 

1. The Planning Commission may only permit a Conditional Use to be located within a 
zone where the particular Conditional Use is listed as a Conditional Use by the use 

regulations of this Title. 
2. A conditional use shall be approved if reasonable conditions are proposed, or can be 

imposed, to mitigate the reasonably anticipated detrimental effects of the proposed 

use in accordance with the standards contained in this Chapter. 
3. If the reasonably anticipated detrimental effects of a proposed conditional use 

cannot be substantially mitigated by the proposal or the imposition of reasonable 
conditions to achieve compliance with the standards contained in this Chapter, the 

conditional use may be denied. 

 
o General standards: Complies.  

 The siting of the structure or use, and in particular: 
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 the adequacy of the site to accommodate the proposed use or building 
and all related activities;  

o The site is located in an NC zone where churches are anticipated 
as conditional uses. The site is designed to accommodate the 
proposed use. 

 the location and possible screening of all outdoor activities; 

o The site will have a 6’ tall privacy fence on the south and west  
property lines which will screen activities from abutting 
residential development.  

 the relation of the proposed building or use to any adjoining building 
with particular attention to protection of views, light, air, and peace and 

quiet; 

o The proposed building will not significantly impact the views, 
light, air, and peace and quiet in this area. 

 the location and character of any display of goods and services; and 
o There will not be any displays. 

 the size, nature, and lighting of any signs. 
o The signs include a small sign on the front of the building that is 

built into the face, with the name of the religion; the sign is not 
lit.  

 

o Traffic circulation and parking: Complies.  
 the type of street serving the proposed use in relation to the amount of traffic 

expected to be generated; 

 The City Engineer has reviewed the site and the circulation. Ring Road is 
adequate for the proposed amount of traffic.  

 the adequacy, convenience, and safety of provisions for vehicular access and 

parking, including the location of driveway entrance and exits; and 

 The access locations have been reviewed by the City Engineer, and the 
access points meet spacing requirements.  

 the amount, timing, and nature of traffic generated by the proposed conditional 

use. 
 The amount of traffic generated by the site varies throughout the week 

and is at its peak on Sundays, when the neighboring uses have minimal 
traffic.  The proposed site is laid out in a configuration that will 
accommodate the anticipated traffic.   

 
o The compatibility of the proposed conditional use with its environment, and in particular: 

 the number of customers or users and the suitability of the resulting activity level 

to the surrounding uses; 

 The proposed church is a compatible use in the NC zone and will serve 
the nearby residents, and will provide a transition between R-3 and RC 
zoning. The proposed church will have a membership of approximately 
300-600 people per ward, but attendance at Sunday meetings will vary 
and will not include all members. 

 hours of operation; 

 The hours of operation will vary depending on the activities being held. 
For the most part the peak hours will be on Sunday between 9:00 a.m.-
4:00 p.m.  

 adequacy of provisions for the control of any off-site effects such as noise, dust, 

odors, light, or glare, etc.; 

 The operations will not create off-site noise, dust, odors, light, or glare. 
 adequacy of provisions for protection of the public against any special hazards 

arising from the intended use; 

 No special hazards are proposed. 
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 the expected duration of the proposed building, whether temporary or 
permanent, and the setting of time limits when appropriate; and the degree to 

which the location of the particular use in the particular location can be 

considered a matter of public convenience and necessity. 
 The proposed location offers an additional church building for nearby 

residents. The building is expected to be permanent. 
 

o The Conditional Use shall meet the following standards: 

 the use will not, under the circumstances of the particular case, be detrimental 

to the health, safety, or general welfare of persons residing or working in the 
vicinity, or injurious to property or improvements in the vicinity; 

 The proposed church will not be detrimental to the health, safety, or 
general welfare of persons in the area but will offer a new church 
building for religious services. 

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

with the regulations and conditions specified in the land use ordinance for such 
use; 

 The intent of the land use ordinance is to prohibit incompatible uses in 
residential and commercial areas. The proposed church will provide a 
location for religious services for nearby residents and will act as a 
transition buffer between R-3 and NC zoning.  

 the use will be consistent with the character and purposes stated for the land 

use zone involved and with the adopted Land Use Element of the General Plan; 

 See Section “F” of this report. The proposed site can comply with the 
land use ordinance requirements and regulations as reviewed earlier in 
this report. 

 the use will not result in a situation which is cost ineffective, administratively 

infeasible, or unduly difficult to provide essential services by the City, including 

roads and access for emergency vehicles and residents, fire protection, police 

protection, schools and busing, water, sewer, storm drainage, and garbage 
removal; and 

 The proposed use will not result in a situation that is cost ineffective to 
the City. 

 the proposed use will conform to the intent of the City of Saratoga Springs 

General Plan. 
 The proposed use conforms to the intent of the General plan as outlined 

in Section “F” of this report. 
 

o When necessary, the City Council may attach conditions to ensure compatibility with the 

surrounding area and to mitigate harmful effects. Such conditions may include the 
following: 

 additional parking; 

 water, sewer, and garbage facilities; 

 landscape screening to protect neighboring properties; 

 requirements for the management and maintenance of the facilities; 

 changes in layout or location of uses on the lot; and 

 any other condition the City Council finds necessary to reasonably ensure that 

the proposed Conditional Use will comply with the standards noted above. 

 
Additional mitigation is not necessary. The site plan indicates adequate parking for 
the proposed use, site landscaping, and perimeter fencing, which will buffer the activities 
from abutting residents. The parking lot lights will be no taller than 16’ and will be full 
cut-off directed downward.  
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 19.18, Signs: Complies.   

o A small identification/wall sign is proposed on the front of the building.   

 This falls under the criteria for signs for Institutional uses which allows: 

 Size: one square foot for every lineal foot of width of the building face to 

which the sign is attached. The building width 115’ wide. The proposed 

sign is approximately 9 square feet.   

 Height: the height shall not exceed three feet. Complies.  

 

 
H. Recommendation and Alternatives:  

After evaluating the required standards for developments in the NC zone, staff recommends that 
the Planning Commission conduct a public hearing and make the following motion:  

 

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

forward a positive recommendation to the City Council for approval of the Jacobs Ranch 1 and 
Israel Canyon Stake Church Site Plan and Conditional Use Permit,  located at 163 West Ring 

Road, with the findings and conditions below: 
 

Findings: 

1. The proposed site plan and conditional use are consistent with the General Plan as explained 
in the findings in Section “F” of this report, which findings are incorporated herein by this 

reference.   
2. The proposed site plan and conditional use meets or can conditionally meet all the 

requirements in the Land Development Code as explained in the findings in Section “G” of 

this report, which findings are incorporated herein by this reference.  
 

  Conditions: 
1. That all requirements of the City Engineer be met, including those listed in the attached staff 

report. 

2. That all requirements of the Fire Chief be met.  
3. The sprinkler system for the landscaping shall include automated water-conserving irrigation 

systems, including low flow sprinkler heads and rain sensors.    
4. Any other conditions as articulated by the Planning Commission:  

___________________________________________________________________________ 
 

Alternative Motions: 

 
Alternative Motion A 

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

 

 
 
 

 

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

that the Planning Commission forward a negative recommendation to the City Council to deny 
the Jacobs Ranch 1 and Israel Canyon Stake Church Site Plan and Conditional Use Permit, 

located at 163 West Ring Road. Specifically I find that the following standards and/or code 
requirements have not been met:” 
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1. The applications are not consistent with the General Plan, as articulated by 
the Planning Commission: 
________________________________________________________, and/or, 
 

2. The applications are not consistent with Section(s) [19.04,19.05,19.06, 19.09, 
19.11, 19.13, 19.14, 19.15, 19.18] of the Code, as articulated by the Planning 
Commission: 
____________________________________________________________ 

 

 
I. Exhibits: 

 
1. Engineering Report 

2. Zoning / Location map 

3. CC minutes, 6/16/15 – concept review  
4. Architectural Site Plan 

5. Landscape Plans 
6. Elevations 

7. Photo of colors/materials board 

 
 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Jacobs Ranch I & Israel Canyon Stake                 
Date: July 30, 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:  Evans and Associates Architecture - Chad Spencer 
Request:  Site Plan Approval 
Location:  Approx. 163 West Ring Road 
Acreage:  5.17 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 at 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. 



 
 

G. Final plans shall include an Erosion Control Plan that complies with all City, UPDES 
and NPDES storm water pollution prevention requirements. 

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

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

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

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

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

K. Structural calculations and design details stamped by a licensed engineer shall be 
submitted for all retaining walls that are four feet or taller. A building permit will 
also be required prior to commencing construction.  
 

L. Parking lot poles shall be limited to a height of 16’ when within 200’ of a 
residential zone.  
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1 City of Saratoga Springs
2 City Council Meeting
3 June 16, 2015
4 Regular Session held at the City of Saratoga Springs City Offices
5 1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045
6
7
8 Work Session Minutes
9

10 Present:
11 Mayor: Jim Miller
12 Council Members: Michael McOmber, Shellie Baertsch, Rebecca Call, Stephen Willden, Bud Poduska
13 Staff: Mark Christensen, Kimber Gabryszak, Kyle Spencer, Owen Jackson, Kevin Thurman, Jeremy Lapin,
14 Nicolette Fike
15 Others:
16
17 Call to Order - 6:30 p.m.
18
19 Item 2 was pulled forward.
20 2. Departmental Update from the Planning Department.
21 Kimber Gabryszak gave an update and highlighted some of the department's goals and projects. In the last
22 few years the number of applications per week has gone up to an average of 2.36.
23 Councilwoman Baertsch asked if they couldn't change the name of the Cahill Chapel to reflect where it was
24 located and that it would probably be referred to as the Israeli Canyon Stake Center. She doesn't want
25 there to be confusion as to where this church is located.
26 Kimber Gabryszak noted that The Springs Annexation has been recorded today. She introduced a project
27 they have been working on with overlays on Google Earth.
28 Councilman McOmber noted that the Wiltshire fence issue has been resolved.
29 Kimber Gabryszak noted how it has been a great tool so far in catching potential problems.
30 Councilwoman Call asked Jeremy Lapin to update them on the south well.
31 Councilwoman Baertsch asked if the overlays were available to the residents.
32 Kimber Gabryszak said it is internal only for now. A lot of it is public information but some of it is not yet.
33 They can work towards that goal with a map that has a pending layer and a map with a recently approved
34 layer. Then they can put links on the City website.
35 Mark Christensen commented that they have included neighborhoods that are not shown on google earth yet
36 and this helps to find issues ahead oftime.
37 Councilman McOmber hoped it could be available on the front computer to help the public.
38 Jeremy Lapin replied about the well. He said the dril1 rig was down but should be up in the next day or so.
39 They are at about 1000 feet now. They have been taking samples, the water is warm but in the realm of
40 useable. He noted the findings so far. They believe they need to go a little deeper to see if the fractured
41 zones continue. If they are still at 1200 ft. they may explore deeper. They will meet soon to talk about the
42 findings, They are making pretty good progress. At this point it's good to do more exploratory work. He
43 said most of their wells produce about 1000 gpm. They hope this will produce between 1000-2000 gpm.
44 After the test pumping it will give them direction on how large to make the hole and pump.
45 Councilwoman Baertsch asked if there was an estimate to how long to finish the well.
46 Jeremy Lapin said they are near the end of phase one. They would estimate the end of august to finish the
47 hole, and theu they need to design and build the pump.
48 Mark Christensen noted it would be next spring before the well would be online.
49
50 1. Discnssion of the Resolntion snpporting lIB 362 regarding additional 0.25% Sales and Use Tax for
51 Transportation.
52 Kevin Thurman noted the League of Cities and Towns has asked the cities to pass a resolution to encourage
53 County commission to submit this for voter approval. The draft resolution also encourages voters to
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107 Policy Session Minntes
108
109 Present:
110 Mayor: Jim Miller
111 Council Members: Michael McOmber, Shellie Baertsch, Rebecca Call, Stephen Willden, Bud Poduska
112 Staff: Mark Christensen, Kimber Gabryszak, Kyle Spencer, Owen Jackson, Kevin Thurman, Jeremy Lapin,
113 Sarah Carroll, Chelese Rawlings, Jess Campbell, Andrew Burton, Nicolette Fike, Melissa Grygla
114 Others: Stephen Hilton, Kevin McMillan, Darrell and LeAnn Marth, E .Kaipo Rokobuludrau, Margaret
115 Weddle, Paul Weddle, Tim end Danai Willden, Janae Wahnschaffe, Jeremy Vick, K. Becraft.
116
117 Call to Order 7:02 p.m.
118 Roll Call - Quorum was present
119 Invocation I Reverence - Given by Councilman McOmber
120 Pledge of Allegiance - led by Councilman Willden
121
122 Public Input - Opened by Mayor Miller
123 Ahtu Rokobuludrau is doing his Eagle project through the City. He is doing storm drain awareness, with
124 markers and fliers. He came by to thank them and make them aware of his project.
125 Public Input - Closed by Mayor Miller
126
127 Awards, Recognitions and Introductions
128 • Library Board Recognitions - postponed to another meeting.
129
130 Item 4 was moved forward.
131 4. REPORTS:
132 a. Mayor
133 Mayor Miller commented that baseball complex was a great announcement, It brings community
134 together and helps build character in the kids. He has met with the landowner and others involved
135 making sure it gets done right the first time.
136 b. City Council
137 Councilwoman Baertsch said we had a successful Splash and thanked all who came and all who helped.
138 They had a great concert and fireworks and they had more entries in the parade than usual. There
139 was great attendance from patrons and vendors. She felt the best part of the whole thing was that
140 they announced the new City Sports Complex that they have acquired land for, and they shared the
141 Plans for Shay Park. They also had a small camival at Splash. She announced that they got the Fence
142 issue with Wiltshire resolved. They had a minor code issue come up that they would like to take care
143 of with the number of animals listed as per person; it needs to be changed to per household.
144 Councilman McOmber wanted to also thank everyone for their support with Splash days. They have
145 some fun plans coming up with their 20th anniversary in a couple years. They were only ahle to
146 acquire a few minutes of fireworks but got some more for free and he thanked those who were able
147 to step up. He also expressed thanks that the new road resurfacing for Pioneer crossing was much
148 better. He also thanked staff for getting the light at the North Commerce Drive on Redwood Road
149 going with OOOT. He also wanted to thank Kimber Gabryszak and the planning department for
150 helping to mitigate the problems with the Wiltshire subdivision fence. It will be a great asset to the
151 community.
152 Councilwoman Call also echoed the others appreciation of Civic Events for Splash Days. She wanted to
153 officially welcome Rocky Mt. Chocolate factory and Cold Stone into the City. She updated on the
154 Phragmite on the lake and everything that has been treated so far will be smashed down this year.
155 She announced the new Sports Complex to the Jordan River Commission because it will be next to
156 that area. They would like to help get some non-motorized boat put-in's near there on the river. She
157 shared kudos to Mayor Miller and the Parks committee for their work on this.
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210 Kimber Gabryszak noted it could be the difference between the sq. footage in the floor plan and the finished
211 product measured outside the walls. They will still be reviewing when they submit for building permits
212 as well.
213 Councilwoman Baertsch noted to public that when they get the packets they don't see every detail and so she
214 wants to make sure it all matches. She noted she emailed changes to the minutes.
215 Councilman McOmber had a change to the minutes. Row 169 about amenities for Shay Parle He means the
216 additional trees.
217 Councilwoman Call wanted to clarify on the parking, she had a noted about a space adjacent to lot 108 811d it
218 has on the plat one parking stall. She also noted she had sent in changes to the minutes.
219 Councilwoman Baertsch noted that was the note she talked about that Jeremy Lapin would take care of.
220 Kimber Gabryszak recommended adding a condition that there should be semi- private fencing along 400 E.
221 Council agreed to add that.
222 Councilman Poduska noted they have improved the layout from the original design and they have improved
223 the use ofthe buildings 811d open space.
224 Councilman Willden is excited to approve the no tax rate increase.
225
226 Motion made by Councilwoman Baertsch to approve Consent Items a. b. c. adding to item a. condition 4.
227 A railing compliant with building code shall be installed along tbe sidewalk by all retaining walls. And
228 5. Fencing along 400 east shall be semi-private. Including all minutes cbanges previously emailed in
229 and Councilman McOmber's cbange to minutes stated at this meeting. Seconded by Councilman
230 Poduska. Aye: Councilman Willden, Councilwoman Baertsch, Councilman McOmber, Councilwoman
231 Call, Councilman Poduska. Motion passed 5 - O.
232
233 3. PUBLIC HEARING ITEMS:
234 a. Pnblic Hearing: Budget Amendments for Fiscal Year 2014-2015.
235 i, Resolution R15-28 (6-16-15): A resolution amending the City of Saratoga Springs Budget for
236 Fiscal Year 2014-2015 and establishing an effective date.
237 Chelese Rawlings presented the Budget amendment for approval. The majority is for book entries for
238 depreciation of capital assets. For Shay Park estimated costs and budgeting for Sports complex
239 design, also in roads fund for a light at 800 west.
240 Councilman McOmber gave a heads up for the 20th anniversary for Saratoga Springs, he thought that
241 instead of funding all the extra in one year, he would suggest funding that over two years.
242
243 Public Hearing - Opened by Mayor Miller
244 No comments at this time.
245 Public Hearing - Closed by Mayor Miller
246
247 Motion made by Councilman Willden to approve Resolution R15-28 (6-16-15): A resolution
248 amending the City of Saratoga Springs Budget for Fiscal Year 2014-2015 and establishing an
249 effective date. Seconded by Councilman McOmber. Aye: Councilman Willden, Councilwoman
250 Baertsch, Councilman McOmber, Councilwoman Call, Councilman Podnska. Motion passed 5
251 ::..Q,
252
253 b. Public Hearing: Rezone, General Plan Amendment and Concept Plan for Cahill Chapel located at
254 163 West Ring Road, LDS Church, applicant,
255 i, Ordinance 15-20 (6-16-15): An Ordinance of the City of Saratoga Springs, Utah, adopting
256 amendments to the City of Saratoga Springs' Official Zoning Map and Land Use Map of the
257 General Plan for certain real property totaling 5.17 acres located at approximately 163 West
258 Ring Road; instructing the City staffto ameud the City Zoning Map and Land Use Map of the
259 Geueral Plan; and establishing an effective date.
260 Sarah Carroll presented the plans for the project. The applicant is requesting a General Plan (GP)
261 amendment and Rezone for 5.17 acres in order to submit applications for a new church in this
262 location. The request is to change the land use designation and zone from Regional Commercial
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263 (RC) to Neighborhood Commercial (NC). Churches are Conditional uses in the NC zone, but are not
264 allowed in the RC zone. NC zoning would help preserve the original commercial intent of the area.
265 Staff recommends approval. The Concept plan does not require a public hearing.
266
267 Public Hearing - Opened by Mayor Miller
268 Stephen Hilton would really appreciate this plan moving ahead. He thinks the church will add to
269 property values and will not obstruct a view as much as other homes and businesses would. He is
270 in favor of this.
271 Public Hearing - Closed by Mayor Miller
272
273 Councilman Poduska appreciates the modifications they have made and going to a NC zone would take
274 care ofthe concerns they had previously.
275 Councilwoman Call has no concerns but would point out that Regional Commercial in the remaining
276 area here is a good place for businesses. They think the church makes a good buffer area here
277 between the homes and RC and has no concerns with the application for the church parcel rezone.
278 Councilman McOmber echoes Councilwoman Call's comments. This location is good but he doesn't
279 want to set precedence that they will be changing Regional Connnercial to NC as a regular practice.
280 He does not want the church coming back with a landscape plan that is all rocks, the grass looks nice
281 and inviting and is cooler. He asked staff to please encourage them to not ask for variance on that
282 again. Other than that it looks good.
283 Councilwoman Baertsch has no problem with the rezone and also thinks it will be a great buffer. She
284 asked if they could please change the name because it is not on the actual Cahill Road. This is a
285 highly sloped area and should not block much if any of the view for homeowners. She echoes
286 Councilman McOmber's comments on landscaping. Her one concern on the concept plan is that they
287 need to address the garbage surround and storage. It is in the middle ofthe parking and affects
288 several stalls.
289 Councilman Willden thinks the downzone is the best solution, it provides a good buffer and it's a great
290 place to put it.
291
292 Motion made by Councilman McOmber to approve Ordinance 15-20 (6-16-15): An Ordinance of
293 the City of Saratoga Springs, Utah, adopting amendments to the City of Saratoga Springs
294 Official Zoning Map and Land Use Map of the General Plan for certain real property totaling
295 5.17 acres located at approximately 163 West Ring Road; instructing the City staff to amend
296 the City Zoning Map and Land Use Map of the General Plan; and establishing an effective
297 date. Seconded bv Councilwoman Call.
298
299 Councilwoman Baertsch asked ifthey had findings with this.
300 Councihnao McOmber amended the motion to include "with the appropriate findings."
301 Councilwoman Call seconded the amendment.
302
303 Aye: Councilman Willden, Councilwoman Baertsch, Councilman McOmber, Conncilwoman Call,
304 Councilman Poduska. Motion passed 5 - O.
305
306 c. Pnblic Hearing: Amendments to Legacy Farms Community Plan located at 400 Sonth Redwood
307 Road, DR Horton, applicant.
308 Kimber Gabryszak presented the amendment. The applicants are requesting approval of an amendment
309 to the Legacy Farms Community Plan (CP) to modify the permitted material for the shared laoes
310 from concrete to asphalt. The applicaot expressed that it was always their intent to have this be
311 asphalt. Kimber noted that to be fair staff and the applicant never discussed the material for this laoe,
312 so there were two thought processes going on. They are not looking to be a plain asphalt drive, it will
313 have stamped features and a raised entraoce.
314
315 Public Hearing - Opened by Mayor Miller
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Planning Commission 
Staff Report 

 
Sergeant Court Phase 3 
Amended Plat – Public Meeting 
July 30, 2015 
 

Report Date:    July 14, 2015 
Applicant/Owner: Bach Homes 
Location:   Approximately 1675 North 95 West 
Major Street Access:  Redwood Road 
Parcel Number(s) & Size: 58-023-0097; 3.54 acres 
Parcel Zoning: MU (PUD), Mixed Use Planned Unit Development 
Adjacent Zoning: A, Agricultural; RC, Regional Commercial; R-3, Low Density Residential  
Current Use of Parcel: Vacant 
Adjacent Uses:   Townhome Development 
Previous Meetings:  Rezone to MU(PUD) and Concept Plan approval September 2013 
Previous Approvals:  Three Phased MPD in 2006; Phase 3 Final Plat May 6, 2014 
Action Type: Administrative 
Land Use Authority: Planning Commission 
Future Routing: N/A 
Author:    Scott Langford, Senior Planner 

 
 
A. Executive Summary:  

 
This is a request for approval of the Sergeant Court Phase 3 Amended Subdivision Plat located at 
approximately 1675 North 95 West. The proposed plat amendment includes the same number of 
units that were approved May 6, 2014, which is 41 townhomes. Phase 3 is the last phase of this 
development, which began in 2006. The purpose of the plat amendment is to change the 
building elevations to more closely resemble the product line being built the applicant in the River 
Heights development. 

 
Recommendation: 
Staff recommends that the Planning Commission conduct a public meeting, at their 
discretion take public comment, discuss the proposed Amended Plat, and choose from 
the options in Section “I” of this report. Options include approval of the plat amendment as 
proposed, a motion to continue the item to gather additional supportive information, or a denial 
based on findings of non-compliance with specific criterion. 

 
B. Background:  

 
The Sergeant Court development was rezoned from Agricultural to Mixed Use in 2006.  At that 
time the City approved an overall concept plan for the entire project. In reviewing the 
development plan, the City found sufficient evidence that this property was originally intended for 
a PUD overlay. In September 2013 the City officially added the PUD overlay to the project area to 
support the approved setback reductions granted in 2006 under the original approval.  

 
Scott Langford, AICP, Senior Planner 

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

 

mailto:slangford@saratogaspringscity.com


This development was approved for three phases. Phase 1 is the commercial portion along 
Redwood Road, which has been platted but only partially developed. Phase 2 is the first phase of 
the townhomes which includes 55 units and some project amenities. The final phase, Phase 3, 
includes the remaining 41 townhome units and was given approval by the City Council on May 6, 
2014, subject to the following conditions: 
 
1. Per Section 19.12.02(5) of the City Code, the Final Subdivision Plat shall remain valid for 

twenty-four months from the date of City Council approval.  The City Council may grant 
extensions of time when such extensions will promote the public health, safety, and general 
welfare. Said extensions must be requested within twenty-four months of site 
plan/Subdivision approval and shall not exceed twelve months.” 

2. Section 19.12.06 of the City Code shall be amended prior to the recordation of this plat to 
allow for a modified curb and gutter on the proposed private roads. If the City Council does 
not amend Section 19.12.06 to allow for modified curb and gutter for private roads, the 
construction drawings shall be amended to provide standard 6-inch vertical curb and gutter 
as part of the private street design. 

3. Prior to occupancy of any unit within Phase 3, the landscape island in the main entrance 
leading from this overall development to Redwood Road, shall be modified to the satisfaction 
of the Fire Chief to provide secondary emergency access to the Sergeant Court Development.   

4. All requirements of the City Engineer shall be met, including but not limited to those outlined 
in the attached report. 

5. The on-site pedestrian trail shall be constructed of concrete to match the future public trail to 
the west and be constructed in to follow the alignment of Option #3 as shown on the 
Sergeant Court Phase 3 Open Space Plan, which is attached to this report. 

6. No fences are allowed along the back of the individual townhomes. 
 

C. Specific Request:  
 
The specific request is to amend the approved Final Plat to revise the building elevations. The 
applicant has stated that the revisions to the building elevations are needed to adjust to the 
changing market of home buyers.  
 
The following tables compare the differences between the approved plat and the proposed 
amended plat. 
 
Townhome Square footage and Building Footprints: 

Ap
pr

ov
ed

 

• 1,223 to 1,211 square feet per 
unit 

• Shared (combined) driveways, 
one for every unit 

 

Pr
op

os
ed

 

• 1,137 square feet per unit 
• The dashed lines show the 

footprint of the approved 
townhomes 

• Individual driveways for each 
unit 

 
 
 
 
 
 
 

An
al

ys
is

 The change in square footage between the two proposals is very small. The length of the 
driveways has not changed (still a minimum 20’). The change in building footprint has 
allowed individual driveways to each unit, which should create a better living environment. 
Staff supports the proposed changes to the building footprints and separate driveways. 
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Townhome Building Elevations: 

Ap
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• Building materials include: 
stucco, and cultured stone 

• Stone wainscot is provided 
on the front and side 
elevations. 

 

 
 

 

Pr
op

os
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• Building materials include: 
stucco, cultured stone, and 
cement fiberboard. 

• Stone wainscot is provided 
on only the front elevation. 
  

 
 

 

An
al

ys
is

 

In many respects architecture is a very subjective topic; however, there are some 
components that are more easily reviewed to ensure that the community will continue to 
look good for an extended period of time, regardless of personal taste. The application of 
high quality materials is an element of architecture that is more easily measured. For 
reasons of durability, continuity, and aesthetics, staff recommends that the proposed 
building elevations at minimum wrap the stone wainscot on the front and side elevations.  
This would be more consistent with the existing townhomes in the area and with the 
previous approval. 
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Trail Connection: 

Ap
pr

ov
ed

 

• The City Council chose Option 
#1, which was a trail connection 
with the most direct route to the 
school. 

• The City Council required as a 
condition of plat approval that 
the trail be constructed of 
concrete and the it be delineated 
from vehicular driveways with a 
colored and stamped concrete 
design.  

Pr
op

os
ed

 

• The detail of the trail connection 
was not provided with the 
amended plat, but from the 
graphic provided it appears that 
the trail does not comply with 
the alignment approved by the 
City Council. 

 

An
al

ys
is

 

The alignment chosen by the City Council was the most direct to the elementary school and 
to the shopping areas to the south. The requirement for concrete was chosen to match the 
future regional trail system and to reduce the maintenance costs for future residents of this 
development. Colored stamped concrete was required in the driveway areas of Lots 18 and 
19 to create a delineated visual cue to drivers that this space is to be shared with pedestrians 
to facilitate trail access. Staff recommends that the trail be realigned with the alignment and 
conditions approved by the City Council. 

 
 

D. Process:  
 
Per section 19.12.03 of the City Code, all subdivisions must receive Final Plat approval. An 
application for an Amended Plat shall follow the approved City format and must contain specific 
information outlined in section 19.12.09. The application was found to contain all of the required 
information. 
 
Section 19.12.09 of the City Code states that the Planning Commission is designated as the land 
use authority for all plat amendments with the following exceptions; 1. amendments that do not 
affect a public road, and 2. amendments that only involve lot combinations or lot line 
adjustments. 
 

E. Community Review:  
 
Per 19.12.09(8b) of the City Code, a notice is not required in The Daily Herald; however, each 
property owner 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 Amended Plat application. 
 

F. General Plan:   
 
The site is designated as Mixed Use on the adopted Future Land Use Map.  The General Plan 
states, “The Mixed Use designation is designed to provide for developments that have a 
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combination of well integrated residential and commercial uses.” This townhome development 
provides a good transition from the commercial uses on the east, to the lower density residential 
and school facilities to the west. 
 
The application was submitted and reviewed by the Planning Commission prior to the passing of 
Proposition 6, which modified the General Plan to advise the limitation of the amount of multi-
family residential development in the City. Therefore, this application is not subject to the 
General Plan guidance on unit type.  
 

G. Code Criteria:  
 
Section 19.12.03 of the City Code states, “All subdivisions are subject to the provisions of Chapter 
19.13, Development Review Process”. The following criteria have been drawn from the 
requirements listed in Sections 19.13 (Subdivision Requirements), 19.04.21 (MU Zone 
Requirements) of the City Code, and 19.07 (PUD Requirements). Upon additional review of the 
City Code, staff finds that the proposed Amended Plat will meet all the code requirements if all 
the recommended conditions of approval listed in this report are met. 
 
Permitted or Conditional Uses: complies.  Section 19.04.21(2) lists “Multi-family Structures” 
as a permitted use in the MU zone. This project is proposing 41 residential townhomes; thus, the 
proposal is a permitted use in the MU zone. 
 
Setbacks and Yard Requirements: complies. Section 19.04.21(5) outlines the setbacks 
required by the MU zone. These requirements are: 
 

Front: 20 feet; may be reduced to 12 feet if garage is setback from the front plane of the 
home, but in no case shall the garage be located closer than 20 feet to the front property line. 
Sides: 5 feet minimum, 10 feet total; corner side: 15 feet 
Rear: 20 feet 

 
The site design shown on the Amended Plat indicates that this plat will comply with the minimum 
MU(PUD) required setbacks. 
 
Minimum Lot Width: not applicable. Section 19.04.21(6) states there are no minimum lot 
width requirements for other land uses or projects apart from single-family homes. 
 
Minimum Lot Frontage: complies. Section 19.04.21(7) outlines the requirements for lot 
frontages in the MU zone. This section states that for multi-family, two-family, and three-family 
structures, where each dwelling is separately owned, the minimum lot frontage shall be based on 
each building rather than each individual dwelling. The minimum frontage requirement is 35 feet, 
the minimum frontage for the smallest building is 56.83 feet; therefore, this townhome 
development complies with this code requirement.  
 
Maximum Height of Structures: complies. Section 19.04.21(8) outlines the requirements for 
the building height in the MU zone and states that no structure in this zone shall be taller than 
four stories in height. The reviewed building elevations are only two stories.  
 
Maximum Lot Coverage: complies. Section 19.04.21(9) outlines the requirements for lot 
coverage in the MU zone and states that the maximum lot coverage in this zone is 50%. The 
overall building coverage for this phase is 29%. Therefore the proposed townhome development, 
with its individual ownership for each unit, complies with this code requirement.  
  
Minimum Dwelling Size: complies. Section 19.04.21(10) outlines the requirements for 
minimum dwelling sizes within the MU zone and states that every dwelling in this zone shall 
contain a minimum of 1,000 square feet of living space above grade. The floor plans submitted 
show a total of 1,677 square feet of livable area on the first and second floors for each dwelling 
unit. 
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Open Space Requirement: complies. Section 19.07.06(7) states that the minimum open 
space required in a PUD overlay is 30% of the entire development; however, the City Council 
may reduce the open space requirement to 25% if in their estimation it provides for a better 
development.  
 
As a condition of Final Plat approval, the City Council prohibited the complete fencing of the open 
space behind each of the units.  The required this condition to ensure that the total amount of 
open space remained above 30%.  The approved and proposed amount of open space is 
33.75%. 
 
Parking, vehicle and pedestrian circulation: can conditionally comply. Section 19.09.11 
requires multi-family homes to have a minimum 2.25 parking stalls with a minimum 1 stall in an 
enclosed garage.  Each of the 41 townhomes will have a two car garage. In addition to the 
parking within the garages (which are all setback at least 20’ from the property line) there are 16 
off-street parking spaces.  Therefore there are 98 parking stalls provided for this phase, creating 
a parking ratio of 2.39 parking stalls per unit. The amended plat does not propose any changes 
to the parking.   

 
Emergency Access: 
During the May 6, 2014 Final Plat approval, the City Council required the following condition: 
 

“Prior to occupancy of any unit within Phase 3, the landscape island in the main entrance 
leading from this overall development to Redwood Road, shall be modified to the satisfaction 
of the Fire Chief to provide secondary emergency access to the Sergeant Court 
Development.”   

 
The applicant has worked closely with the Fire Chief to come up with a satisfactory design. This 
design identifies the modification of the landscape median at the entrance to this development 
from Redwood Road.  The following exhibit illustrates the modifications that are required in order 
to meet the Fire Department’s access needs: 
 

 
The amended plat will be under the same obligation for the access improvements. 
 
Private Road Design:  
During review of the concept plan for Phase 3, the Planning Commission raised concerns about 
how the multiple curb cuts have affected the usability of the sidewalks in the existing Phase 2. 
Because these private roads have been developed with no park strips, the sidewalk and curb and 
gutter are integrated as one monolithic concrete site improvement.  The limited spacing of 
driveways requires frequent curb cuts to the vertical curb, which in turn requires the sidewalk to 
dip down to match the cut curb.   
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This built environment creates vertical undulations in the sidewalk that are visually unappealing 
and more importantly, challenging for people to use.  
 
The city requirements have been updated to allow a modified curb and gutter design for private 
roads.  Such design does not require formal curb cuts and therefore does not create an 
undulating sidewalk. Phase 3 will use a modified curb and gutter. 
 
Trail Connection: 
One of the conditions of approval the City Council applied to the Final Plat stated: 
 

“The on-site pedestrian trail shall be constructed of concrete to match the future public 
trail to the west and be constructed in to follow the alignment of Option #3 as shown on 
the Sergeant Court Phase 3 Open Space Plan, which is attached to this report.” 

 
The amended plat does not show compliance with this condition of approval. Please see Section 
“C” of this report for more information and staff recommendation. 

 
Landscaping, fencing, and signage: complies.  Phase 3 provides 35.5% open space, which is 
landscaped above what is required per code. A 3 rail vinyl fence will be installed along the west, 
north, and a portion of the south boundaries of Phase 3 in order to provide proper project 
delineation. The existing cinderblock wall built by the Town Center Storage will provide part of the 
delineation on the south boundary of the project, with the remaining length to the west property 
line being delineated with a 3 rail vinyl fence. 
 

H. Recommendation and Alternatives:  
 
After evaluating the required standards for an amended plat and residential developments 
located in an MU zone, staff recommends that the Planning Commission conduct a public meeting 
and choose one of the following motions:  
 
Recommended Motion: 
“Based upon the evidence and explanations received today, I move that the Planning Commission 
approve the Sergeant Court Phase 3 Amended Plat on property located at approximately 1675 
North 95 West, approving the proposed building elevations, with the findings and conditions 
below: 
 
Findings: 
1. As stated in Section H of this report, the Amended Plat is consistent with the General Plan 

and Land Development Code. All findings in Section H of this report are incorporated into 
these findings by this reference. 

 
  Conditions: 

1. Per Section 19.12.02(5) of the City Code, the Final Subdivision Plat shall remain valid for 
twenty-four months from the date of City Council approval.  The City Council may grant 
extensions of time when such extensions will promote the public health, safety, and general 
welfare. Said extensions must be requested within twenty-four months of site 
plan/Subdivision approval and shall not exceed twelve months.” 

2. Per Section 19.12.06 of the Land Development Code, the private streets within this 
development shall incorporate a modified curb and gutter. 

3. Prior to occupancy of any unit within Phase 3, the landscape island in the main entrance 
leading from this overall development to Redwood Road, shall be modified to the satisfaction 
of the Fire Chief to provide secondary emergency access to the Sergeant Court Development.   

4. All requirements of the City Engineer shall be met, including but not limited to those outlined 
in the attached report. 

5. The on-site pedestrian trail shall be constructed of concrete to match the future public trail to 
the west and be constructed in to follow the alignment of Option #1, which is the most direct 
route from the sidewalk between Lots 18 and 19 and the southwest corner of the property, 
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as approved by the City Council on May6, 2014. Said trail shall be a minimum 5 feet in width 
through the duration of its length from sidewalk to property line. The trail shall be colored 
and stamped to delineate it from the driveways serving Lot 18 and 19. 

6. The Building elevations shall incorporate a stone wainscot on the front and sides of all 
buildings.  Wainscot shall be a minimum 3 feet in height and shall architecturally blend with 
the masonry work on the front elevation.  

7. A 3 rail vinyl fence shall be installed along the north, west, and south portions of this plat; 
with the exception that the vinyl fence shall not be required along the portion of the south 
property line where the existing Town Storage wall is currently constructed. 

8. Any other conditions as articulated by the Planning Commission: 
 
 
 

 
Alternative Motions: 

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

 
 
Alternative Motion B 
“Based upon the evidence and explanations received today and the following findings, I move 
that the City Council deny the Sergeant Court Phase 3 Amended Plat on property located at 
approximately 1675 North 95 West. Specifically I find that the following standards and/or code 
requirements have not been met:” 
List Specific Code Standards and Requirements: 

 
 
 
 

I. Exhibits: 
 

1. Engineering Report 
2. Approved Final Subdivision Plat 
3. Approved Building Elevations 
4. Proposed Amended Plat 
5. Proposed Building Elevations 
6. City Council Minutes (May 6, 2014) 
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MEMORANDUM 
 
 
TO: Planning Commission 
 
FROM: Scott Langford, Senior Planner 
 
DATE: July 30, 2015 
 
SUBJECT: The Crossing Community and Village Plan – Work Session 
 
“The Crossing” is a proposed 68 acre commercial development located on the northwest corner of Redwood Road 
and Pioneer Crossing.  The property is part of the approved District Area Plan (DAP), which requires new 
developments to receive approval of a Community Plan and a more detailed Village Plan. 
 
Staff has recommended that the applicant discuss the proposed Community Plan and Village Plan as a work 
session item with the Planning Commission and City Council prior to presenting the development as an action 
item in a formal hearing. 
 
Please note that the information included in this packet is meant to lay the ground work for additional information 
which will be presented at the work session. 
 
 
 

1307 N Commerce Drive, Suite 200 • Saratoga Springs, Utah 84043 
801-766-9793 • 801-766-9794 fax 
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the cross ing -  community plan

2 - Community Use Map

Phase 1 - Regional Retail

U S E S

Future Phases - Regional Retail
Phase 3

Phase 2 Phase 6

Phase 1

Phase 4

Phase 5

Permitted and conditional uses per City of Sartoga

Springs District Area Plan - Regional Retail:

Regional retail includes an agglomeration of large and 

small scale retail buildings. Some office buildings can 

also be found in regional retail areas. The retail serves a 

community that extends beyond the neighborhoods to the 

entire region. Regional retail provides adequate parking 

for the businesses in close proximity to the stores and 

the customers arriving via automobile. Regional retail is 

located at major intersections of highways and arterials and 

along key transit corridors in the region. Housing is not 

included in this place type, however neighborhoods may 

be located adjacent to regional retail. Nearby residential 

can be connected to regional retail centers by a grid street 

network that is walkable. 
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3 - Community Bui ldout Al location

Phase #    Acres    Buildout Range

Phase 1   =  21.05 acres   254,790 sf

Phase 2   =  13.21 acres   175,000 sf

Phase 3   =  8.52 acres   72,000 sf

Phase 4  =  13.98 acres   302,000 sf   

Phase 5   =  8.05 acres   200,00 sf

Phase 6   =  4.25 acres   54,210 sf

Total Area  =  68.821 acres   1,058,000 sf

Projected population  = 250 future residents (estimated)

Projected employment  = 1,500 future employees (estimated)

L O T  B R E A K D O W N

F U T U R E  P R O J E C T I O N S

1,058,000 sf at total build out. 

SLR has 4,620 ERUs for 10M sf of commercial or 2,164 sf per ERU.

For the 69 acres that translates to 489 ERUs

E Q U I V A L E N T  R E S I D E N T I A L  U N I T S

Phase 3

Phase 2 Phase 6

Phase 1

Phase 4

Phase 5

430,961
270,451
174,432
286,215
164,809
87,011

Maximum Buildout

1,413,879
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4 - Community Open Space Plan

Connector Trail

*Future Village Plans may include the following additional open

space types including:

     Plaza

     Entrance Park

     Pocket Park

     Greenway

     Parkway (Boulevard)

     Park Lawns

     Other approved Place Types and Open Space Types per the DAR

Refer to individual Village Plan exhibits for specific information

U S E S

**

**

**

**

**

Open Space

DAP

* Future Village Plans shall include additional open space types, which may
include:

Connector Trail

Conceptual Project Identification  Signage  

Project Identification Signage
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5 - Community Guiding Pr inciples
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Height:
All building heights shall comply with section 19.04.22 Regional Commercial (RC) of 

the Saratoga Springs Municipal Code Item #6 except as modified below:

No structure in this zone shall be taller than fifty feet excepting Office Buildings which 

may not exceed 100 feet in height. 

Setback:
Shall be as per attached exhibits.

Parking Requirements:
Chapter 19.09.11 Off Street Parking Requirements of the Saratoga Springs Municipal 

Code shall be modified as follows:

Retail uses shall be parked at a minimum of (a) four (4) parking stalls per 1,000 square 

feet of floor area provided a sit down, table service restaurant space larger than 3,500 

square feet but not exceeding 5,000 square feet shall have at least seven (7) parking 

spaces and a sit down, table service restaurant larger than 5,000 square feet of floor 

space shall have at least ten (10) parking stalls per 1,000 square feet of floor area. Up 

to 25% of the required parking may be shared with an adjacent use.

Landscape:
Landscaping shall comply with the Saratoga Springs District Area Plan - Regional 

Retail minimum Open Space Requirements: 11%-14%.

Density:
Density shall comply with the Saratoga Springs District Area Plan - Regional Retail and 

not exceed maximum density requirements.

Floor Area Ratios:
Floor Area Ratios shall comply with the Saratoga Springs District Area Plan for Regional 

Retail recommendations of 0.36-0.47. See Exhibit 3 for additonal information. The FAR 

for the initial buildout of each phase may be less than these values, but the final 

buildout is expected to meet the requirements of the DAR.

5c - Community Guiding Development Standards
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6 - Ut i l i ty Capacit ies
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#6 UTILITY CAPACITIES 

Utility Capacities.  A general description of the current capacities of the existing on- and off-site 

backbone utility, roadway, and infrastructure improvements and a general description of the service 

capacities and systems necessary to serve the maximum buildout of the Community Plan.  This shall be 

accompanied by a general analysis of existing service capacities and systems, potential demands 

generated by the project, and necessary improvements. 

 

UTILITY INFRASTRUCTURE 

The development and construction of The Crossing at Saratoga Springs will require design and 

construction of on-site and off-site utility infrastructure.  The infrastructure anticipated for the build out 

of The Crossing at Saratoga Springs includes, but is not limited to, the following. 

• Extension of a 48”+/- sanitary sewer line from the intersection at Pioneer & Redwood to the 

north boundary of the project. 

• Extension of a 16” waterline from the intersection of Pioneer & Redwood to the north  

boundary of the project. 

• Extension of a storm drain line from Market Street to Pioneer Crossing. 

 

SANITARY SEWER 

The Crossing at Saratoga Springs will gravity sewer to the existing 24” line located in Redwood Road.  

Several connections will be made to the existing line and then extended west through the development.  

STORM DRAINS 

Storm drainage for the site will drain to a pipe that is currently being constructed at the New Market 

Street connection. A main line will be extended from this location to the South.  Storm water shall be 

treated and detained prior to discharge. 

 

CULINARY WATER 

The City of Saratoga Springs has an existing 16” water main located at the intersection of Pioneer & 

Redwood and a 12” water main located in Redwood Road.  The design of the initial phases of The 

Crossing at Saratoga Springs will include connections to the water main at two locations as well as 

THE CROSSING AT SARATOGA SPRINGS 
COMMUNITY PLAN 









Master Development Agreement is included as a
separate 81/2 x 11 document

#8  Development Agreement



9 - Addit ional  E lements

���������

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

	�����	���

���
��
�	�������
�����
��	��������	�

������������������
	���	�������
�	�����	����	�����	�����	����������
����	 ���������
������
	�!���������

	��	���	�������������"����	��#��	����$���	���������%��" �&''&(�����)�$*++,(������������	��
������	���

-������.��	����������	����+�/����������	����	�����	�����
	�!�����	�����	����������������	��	�������
�������

������
�����������"������	�	�����	���������	����
����������	��%���
	�!�����������
����	������

�������	����

	������	�&+ +++�����������������������������!��	���	���������%��0��	��������� �	����%����
���������	�

	�����	��
������������	������	��������1������
����
	������	��	������������)������	��	�������������

�����	���������
��!��	��������
��������!����� �	�����	������������������������	��	����������0���
	����

��������������
��!��	��

��	���
���
������

�����	�
���
�����!��	���	������������������%��2����������������������	�����
�	���	��	�	�����	�������	�%���

����
���	�
	����������������
�����	����
������������	���!���������	��	���������3������	�������

��
��	�����&4����	�%�����	�������
���


����

������	��
����	���������������5��	�	��6��	��	����������	������7�����������	����������������������	����

87�����������������	���	����8+7�����	����	�����	���

�

�	����	��	��
��������

����������6�!�������	���	�����������	�$6��(������������������9:�'��
��������������
�	������	���

���	����	�
���������;�������;��������������������������������	����������� �<	���$��	�(����

��������������	�����������6������	����	�%�����=���������=��%���	�����	�
	����$>==�?(������	���

�����������!��6�!�������	���;������� ���������	��������=��%���	���
	�$>�6;�=�?(���������������

������������	���2��������������	���%���������������������	���������������	��������������
�����	��	���	��

�

�

•	 ������	��
�����	�����9:�'��
�����������
�	�����������
�	������	������	����	�
���������

;�������;��������������������������������	����������� �<	����

•	 ������	��
�����	����������
�	�����������!������������������������&',4�������!����
��

����	�
	������������	���������	����������	������!�������	���	���������&'4+B� ��	����
��

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

������	��&''4���������	�����������	��������������������������&''9��	���*+&,��

•	 ���������	��	��	�%��������	������	���
������������	�
��������	�����	� ��	���������%���	��	�

���!�	������	�
����
��
��	��	��������	�������������$+�	��&@���	(����������%����
�����	���

��	���

•	 ������	��������	�����	���������	���������������	�	�C	��%��������	���@����
����	�%����

����
�����!�����%��6�!�������	���1�	��;����
�����
���$61;(�

•	 �������)���������������	������	��)�$=<��(���
���	�������������	���������������	����

+�/����������+�*4������	��	������	����	��������	�����	�����	� ������
	�!��� ������
�����

�������	��@�������	�����
	����������=<�����
����	�����������
��	�����	���������

�������������
��	�����	��	�������
��	�=����<	���5�������.��� �������
��	�����	������

�����������
�������������	����������
	�����������	�����	����	������������%�	��=<���

��
����	��������%��0��	���
��������������������� �	���=<�����
����	���������)����	��

��!����!�������	���������
	���	�����	���

•	 ��������������	������	��)������%�!��������	������	��)��������%���!���������	���

��	����
���������
���

•	 �����	���������6�������������
����$�D6�(���������	������	����D6����	�%��������

��	��	��������
�	����	 �������	���!�
���	���� �	�����	�E�����!�� �����!����
�����	������	���

�D6�����������	�����������������	����
���������
�������	����
�������������)����	��	�

	������D6������������	��	�	�����	���

•	 �����	���������������	��������	����	�����	��%������������	���61;������	�������������

��	����
���������
��������������	���	����������	���������	���61;������	������

���������	����+�8/�������	��	������	��

•	 2�����������
����
	���	�������������������������������	���������������	�����
�	�������

	�����������������������	������	��)��$<���(�������������������������
����
	��������

���������	����*+����	�%�����	�������������
��$%��(�������������������	�����������

����������"���%��6���=�%��
���
���$6��(�������	������
���	�	��	����������%���	��������

��	������	���	�
	����������	������
���	�	��	���	�����%�!��	�����%���	���������	����

����	�����������	����������������"����

����������������	���������	��������	������!���� ����	���
�����!���� �	�����	����
���������
� �

��	��!�������	��)������������ �������!�������	����������� �2�����������������	�����	��������

;�
����"���6�!�������	��������	�����$;6��(��������	����	��	�����	���

	���������������	����	��������#���	����	������$���# ����������)��������	��������
�����
��	������

���	��������#�	������(�1������	����6�&/*4@&8 ��	����������
	�
������6�!�������	�����	�����������	�A��

��������6�!�������	�����	�����������	����
����$	���>�	����������
	�
�?( �	����������������	����0����

$���(���
	�������	�����������������=��%���	��;����������;�!�	���"�	�����
	�$	���.�������������������=��( �

����	���2����������6�!�������	�����	�����������	����
���
�	�������	���1�
��%�� �*+&8�����1��

1������
��6�!�������	�������
����	���.�%�����*+&/���������������6��������������
���A�

�

	 ������	��
�����	�����9:�'��
�����������
�	�����������
�	������	������	����	�
���������

Checklist Item 9b:
The application satisfies all the requirements and findings of Section 19.26.05 necessary to justify approval of the Community Plan

Checklist Item 9d:
The development will be governed by agreements between the owner and tenants specifying responsibility for  items such as 

maintenance, architectural standards and the time frame in which the various phases of the project will be developed for the 

project.  Redacted copies of the agreements or sections of agreements relating to these responsibilities is attached as Exhibit 5.

Checklist Ites 9a, 9c:
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#9 ADDITIONAL ELEMENTS 

 

 

WATERWAYS 

A man made ditch runs along Pioneer Crossing and does not affect the site. No other waterways exist on 

the site. 

FAULT LINES & GEOLOGICAL INFORMATION 

The proposed project site is located within the Intermountain Seismic Belt, a seismically active region 

that extends from Arizona to Montana (Smith and Arabasz, 1991). Biek (2004) has mapped traces of the 

Jordan Fault approximately 0.5 miles east of the site.  Active faults in the region are potential sources for 

seismic loading hazards at the site.  A fault is considered to be active if displacement has occurred within 

the past 10,000 years.  Based on our soils investigation and subsequent analysis, the subsurface soils at 

the site correspond with a Site Class D.  In conjunction with the ground shaking potential of large 

magnitude seismic events as discussed previously, the site also possess a high potential for liquefaction 

during a seismic event. 

GENERAL SOILS DATA 

A geotechnical investigation was performed by Kleinfelder.  The report indicates that the site is suitable 

for construction.  The soils consist of clays and silts overlain with topsoil.  Groundwater was 

encountered 17 feet below the surface. 

SLOPES 

The site currently slopes from West to East at approximately 3%. No slopes greater than 30% exist on 

the site. 

 

ENVIRONMENTAL REPORT 

A Phase I Environment Site Assessment (ESA) was performed on 68.9 acres of land located on the 

northwest corner of Redwood Road and Pioneer Crossing in Saratoga Springs, Utah (Site).   

The purpose of the Phase I ESA is to establish Landowner Liability Protection (“LLP”) under the 

Comprehensive Environmental Response, Compensation and Liability Act (“CERCLA”) for The Boyer 

Company and the Kroger Co and its subsidiaries and affiliates.  This report was prepared consistent with 

the guidelines set forth in ASTM International (ASTM, formerly known as the American Society for 

Testing and Materials) Designation E 1527-13, Standard Practice for Environmental Site Assessments:  

Phase I Environmental Site Assessment Process (the “Standard Practice”), the All Appropriate Inquiry 

(AAI) section of the Small Business Liability Relief and Revitalization Act (the Federal Brownfields Law), 

and the Kroger Co. Environmental Site Assessment Specifications dated December, 2013 and Due 

Diligence Environmental Policy dated February 2015.  The Phase I ESA findings include: 

 

• The Site consists of 68.9 acres of agricultural land located on the northwest corner of 

Redwood Road and Pioneer Crossing in Saratoga Springs, Utah. 

• The Site consisted of agricultural and undeveloped land as early as 1947.  No evidence 

of structures was identified in the information reviewed until the early 1970’s, at which 

time, a shed was located on the northern portion of the Site.  The shed was demolished 

prior to 1997.  The Site was operated as a welfare farm from 1996 until 2014. 

• Please note that based on the historical use of pesticides on the Site, it is possible that 

elevated pesticide concentrations in the upper soil (0 to 1-foot) are possible across the 

Site. 

• The Site was not identified on the federal or state/tribal regulatory-agency database 

search provided by Environmental Data Resources Inc.  (EDR) 

• Two leaking underground storage tank (LUST) facilities were identified approximately 

0.5 mile and 0.27 mile to the northwest and north of the Site, respectively, in a cross 

groundwater-gradient direction.  The LUST incidents were associated with diesel 

releases associated with the adjacent Lehi Utah Welfare Farm, of which the Site was 

formerly included.  The petroleum impacts were limited within the soil and both LUST 

incidents were subsequently closed.  In our opinion, the LUST incidents are unlikely to 

have environmentally impacted the Site. 

• No underground storage tanks or aboveground storage tanks were observed during the 

Site reconnaissance. 

• Threatened and Endangered Species (T&ES) were listed in the T&ES databases as 

potentially located at, or in the vicinity of, the Site; however, no evidence of the listed 

T&ES were identified during our Site reconnaissance and it is considered unlikely that 

these T&ES are present at the Site. 

• No wetlands were identified within the Site boundaries in the EDR report or during our 

Site reconnaissance.  The nearest wetlands identified in the EDR report were 

approximately 0.35 miles to the east. 

• Kleinfelder collected two soil samples and one groundwater sample from the location of 

the proposed underground storage tanks (USTs).  The soil samples were collected from 

approximately 20 feet below the ground surface (bgs).  Soil and groundwater samples 

were analyzed by ESC Lab Sciences (ESC) for petroleum constituents.  The laboratory did 

not report detections of petroleum constituents at or above the laboratory reporting 

limit in any of the samples analyzed. 

Based on information from the regulatory reviews, historical reviews, the Site reconnaissance, 

interviews with key personnel, and environmental sampling, Kleinfelder did not identify any 

Recognized Environmental Conditions (RECs) in relation to the Site. 
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2 - Vi l lage Detai led Use Map

Phase I

Anchor Retail

R E G I O N A L  R E T A I L  U S E S

Retail / Restaurant

Other permitted and conditional uses per City of Sartoga

Springs District Area Plan - Regional Retail:

Regional retail includes an agglomeration of large and 

small scale retail buildings. Some office buildings can 

also be found in regional retail areas. The retail serves a 

community that extends beyond the neighborhoods to the 

entire region. Regional retail provides adequate parking 

for the businesses in close proximity to the stores and 

the customers arriving via automobile. Regional retail is 

located at major intersections of highways and arterials and 

along key transit corridors in the region. Housing is not 

included in this place type, however neighborhoods may 

be located adjacent to regional retail. Nearby residential 

can be connected to regional retail centers by a grid street 

network that is walkable. 
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3 - Vi l lage Detai led Bui ldout Al location

Phase I

LOT 1

LOT 3

LOT 4

LOT 5

LOT 6 LOT 7 LOT 8 LOT 9

Lot #    Acres    Max. Building Area

Lot 1   =  12.29 acres   142,694 sf

Lot 2   =  0.28 acres   5,000 sf

Lot 3   =  1.35 acres   22,158 sf

Lot 4  =  0.96 acres   14,302 sf

Lot 5   =  0.92 acres   16,000 sf

Lot 6   =  1.37 acres   21,130 sf

Lot 8  =  1.17 acres   17,691 sf

Lot 9  =  1.21 acres   15,815 sf

Lot 7   =  1.50 acres   n/a

Total Area =  21.05 acres   254,790 sf

Projected population  = 0 future residents

Projected employment  = 500 future employees

L O T  B R E A K D O W N

F U T U R E  P R O J E C T I O N S

1,058,000 sf at total build out. 

SLR has 4,620 ERUs for 10M sf of commercial or 2,164 sf per ERU.

For the 69 acres that translates to 489 ERUs

E Q U I V A L E N T  R E S I D E N T I A L  U N I T S

LOT 2

twinger
Polygon

twinger
Polygon

twinger
Rectangle

twinger
Rectangle

twinger
Rectangle

twinger
Polygon

twinger
Text Box
251,616 sf5,732 sf27,639 sf19,654 sf18,835 sf28,048 sf23,954 sf24,773 sf20,473 sf

twinger
Text Box
116.272.6512.779.088.7012.9611.0711.459.46

twinger
Text Box
Maximum Buildout

twinger
Text Box
ERU Allocation

twinger
Rectangle

twinger
Rectangle



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

www.babcockdesign.com

5 2   E x c h a n g e   P l a c e   S a l t   L a k e   C i t y ,  U t a h  8 4 1 1 1       8 0 0   M a i n  S t ,   S u i t e  9 4 0    B o i s e ,  I d a h o  8 3 7 0 2

the cross ing -  v i l lage plan

4 - Vi l lage Development Standards

Phase I

Height:
All building heights shall comply with section 19.04.22 Regional Commercial (RC) of 

the Saratoga Springs Municipal Code Item #6 except as modified below:

No structure in this zone shall be taller than fifty feet excepting Office Buildings which 

may not exceed 100 feet in height. 

Setback:
Shall be as per attached exhibits.

Parking Requirements:
Chapter 19.09.11 Off Street Parking Requirements of the Saratoga Springs Municipal 

Code shall be modified as follows:

Retail uses shall be parked at a minimum of (a) four (4) parking stalls per 1,000 square 

feet of floor area provided a sit down, table service restaurant space larger than 3,500 

square feet but not exceeding 5,000 square feet shall have at least seven (7) parking 

spaces and a sit down, table service restaurant larger than 5,000 square feet of floor 

space shall have at least ten (10) parking stalls per 1,000 square feet of floor area. Up 

to 25% of the required parking may be shared with an adjacent use.

Landscape:
Landscaping shall comply with the Saratoga Springs District Area Plan - Regional 

Retail minimum Open Space Requirements: 11%-14%.

LOT 1

LOT 3

LOT 4

LOT 5

LOT 6 LOT 7 LOT 8 LOT 9

LOT 2
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5 - Vi l lage Design Guidel ines

phase I

Land Use:
All land within the Phase I Village are to be Regional Retail Uses - See exhibit #2 - 

Detailed Use Map for additional information. 

Density:
Density shall comply with the Saratoga Springs District Area Plan for Regional Retail 

and not exceed the maximum density requirements.

Floor Area Ratios:
Floor Area Ratios shall comply with the Saratoga Springs District Area Plan for Regional 

Retail recommendations of 0.36-0.47. See Exhibit 3 for additonal information. The FAR 

for the initial buildout of the Phase I Village may be less than these values, but the final 

buildout is expected to meet the requirements of the DAR.
LOT 1

LOT 3

LOT 4

LOT 5

LOT 6 LOT 7 LOT 8 LOT 9

LOT 2
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6 - Vi l lage Associat ions

All development, future development and maintenance will be governed by the leases 

and agreements (e.g. Operations and Easement Agreement) encumbering the property.
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7 - Vi l lage Phasing Plan

Phase I

Phase I

P H A S E S

Future Phase
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11 - Vi l lage Vehicular Plan

Phase I

Public

S T R E E T S / R O A D S

Private

Future
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12 - Vi l lage Pedestr ian Plan

Phase I

Walkways

Future Connection

P E D E S T R I A N  P L A N
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13 - Density Transfers

No density transfers are applicable or provided.
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14 - Vi l lage Proposed Retai l  Bui lding Elevations
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14 - Vi l lage Proposed Retai l  Bui lding Elevations
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14 - Vi l lage Signage Plan

Phase I

S I G N A G E  L E G E N D

Monument Sign

Pylon Sign
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Conceptual Project Identification Sigange
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15 - Vi l lage Si te Characterist ics
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16 - F indings

The Village plan as proposed is warranted based on its satisfying the requirements of the 

Community Plan.
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17 - Vi l lage Mit igation Plans
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#17 MITIGATION PLANS 

 

 

WETLANDS 

There are no existing wetlands within the project boundaries. 

HISTORICAL SITES 

There are no historical sites within the project boundaries. 

ENDANGERED PLANTS 

The site is currently being farmed. There are no endangered planTs within the project boundaries. 

 

THE CROSSING AT SARATOGA SPRINGS 
VILLAGE PLAN 
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18 - Offs i te Ut i l i t ies
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Item                Unit
No. Description                Quantity             Price Cost

Earthwork
1 Cut, Place, Compact 1 LS $75,000.00 LS $75,000.00
2 Clearing and Grubbing 25,089 SF $0.09 SF $2,258.01
3 Fine Grading 25,089 SF $0.12 SF $3,010.68

Subtotal $80,268.69
Site Improvements

4 Heavy Duty Asphalt Paving and Base 29,992 SF $3.50 SF $104,972.00
5 Concrete Paving 531 SF $7.50 SF $3,982.50
6 30" Standard Curb and Gutter 2,322 LF $16.00 LF $37,152.00
7 Concrete Sidewalk 4,998 SF $5.00 SF $24,990.00
8 ADA Ramp 8 EA $1,000.00 EA $8,000.00
9 Street Light Poles 5 EA $9,000.00 LS $45,000.00

10 Striping and Traffic Signage 1 LS $5,000.00 LS $5,000.00
11 Landscaping with Irrigation SF $4.25 LS $0.00

Subtotal $229,096.50
Storm Drain

13 24" RCP 800 LF $50.00 LF $40,000.00
14 UDOT Inlet Box 3 Each $5,000.00 Each $15,000.00

Subtotal $55,000.00

Subtotal $364,365.19

15% Contingency $54,654.78

TOTAL $419,019.97

This is a conceptual estimate prepared prior to receiving surveys or preliminary design plans and will change upon completion of these 
items.

Components

THE CROSSING AT SARATOGA SPRINGS
VILLAGE PLAN
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City of Saratoga Springs 

Planning Commission Meeting 

July 9, 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: Kirk Wilkins, Sandra Steele, Hayden Williamson, David Funk, Ken Kilgore 

Staff: Kimber Gabryszak, Kevin Thurman, Nicolette Fike 

Others: Paul Evans, Paul Sellers, Roshelle Sellers 

Excused: Jarred Henline, Jeff Cochran  

 

Call to Order - 6:32 p.m. by Vice Chairman Kirk Wilkins  

Pledge of Allegiance - led by Kimber Gabryszak  

Roll Call – A quorum was present  

 

Public Input Open by Vice Chairman Kirk Wilkins 
No comment at this time. 

Public Input Closed by Vice Chairman Kirk Wilkins 
 

4. Public Hearing and Possible Action: Rezone and General Plan Amendment for Saratoga Springs 4 

Church locate on the Northwest corner of Old Farm Road and Redwood Road, Evans & Associates 

Architecture, applicant.  

Kimber Gabryszak presented the plan. This is in the City Center District Area Plan (DAP) area. The applicants 

are requesting approval of a Rezone and General Plan amendment to permit the future approvals of a 

subdivision and site plan for an LDS meetinghouse. Staff recommends a positive recommendation. This 

would still be subject to the District Area Plan. This will come again with subdivision site plan, 

subdivision plat and conditional use in the future. 

Paul Evans was present to answer questions.  

 

Public Hearing Open by Vice Chairman Kirk Wilkins 

Paul Sellers is concerned with the grading of the ground, his property drops severely to the back fence and 

he would like to see the property more leveled out and raise the fence line. He asked about houses and 

businesses coming in there. He felt this is a surprise. He said the card mailed out was misleading and it 

didn’t have the correct information in it. It took him 3 days to get help through the email process but 

he did call and get a hold of someone who was helpful. He would like the cards to be right so people 

would really know if it affects them or not. The contractor in his subdivision has not done things well. 

They can’t get any resolution with their problems, so it makes them more worried about the church lot. 

He is hoping that the city can make sure the problems are taken care of.  

Rochelle Sellers said they were the only house there in the subdivision. Their yard has draining issues and 

she is concerned that they will have problems with their yard draining into the church. They have had 

trouble getting their back yard taken care of. 

Paul Sellers said right now all the lots drain down to his yard and the contractor has just jerry-rigged stuff. 

He said they had a similar problem when they were in West Valley. Because of a meeting like this it 

was able to be postponed and taken care of so there is value in these meetings. 

 

Kimber Gabryszak gave a history of the annexation that came into the City in 2010 and it was entitled at 

that time to quite a bit of density including residential and non-residential. This particular area has not 

been planned for what type of development will go here. With the drainage issues, when they submit 



Planning Commission July 9, 2015 2 of 4 

their site plan they need to provide plans for grading and drainage as well. They will need to provide 

proof that their plan will not drain on other properties.  

Hayden Williamson asked where they do have policies in place where one can’t drain on other property, 

where they are having problems with drainage on to their property is that a Code enforcement issue.  

Kimber Gabryszak said she would look into it. Once it gets to the lot stage it usually becomes an issue 

between lot owners. 

Mark Christensen noted they had treated other situation in the City like this as more of a civil issue. If the 

builder is still in the neighborhood they encourage them to help fix the issues.  

Kevin Thurman said it’s not a code issue because it’s in the engineering standards and so it’s basically a 

civil issue between owners. 

Hayden Williamson would this be something when they had the lots approved that they have to have this 

plan to accommodate this? 

Kevin Thurman noted they don’t have to have a grading plan for each lot, but for the subdivision as a 

whole. They can look into it. There are plenty of laws in the state about water drainage. We do have a 

fairly new ordinance about large scale grading that you need to come in and get a permit.  

Paul Evans noted the roads on the plan where the elevations are set by connecting into existing roads. One 

is from the neighborhood and one onto Redwood Road. They typically try to place the building higher 

than the road and minimize grading elsewhere. They are limited to how much they can do in a parking 

lot. He hasn’t done a specific site grading plan on this site yet. They do have to detain the water on 

their site without affecting the neighbors.  

Public Hearing Closed by Vice Chairman Kirk Wilkins 
 

Sandra Steele wanted to know where the Seller’s lot was. 

Paul Sellers showed where it was.  

Sandra Steele is wonder why their grading wasn’t done better on their lot. She thinks the city engineer needs to 

be made aware of this and hopes there will be an answer for them. In the staff report it is mentioned there 

needs to be raised sidewalk in the middle of the parking lot and which side was that on. 

Kimber Gabryszak said the applicant is aware of that and have provided information. 

Paul Evans responded that they are showing one right now that goes in the back of the building to where the 

pavilion is and the walkway complies with the City’s requirements.  

Sandra Steele wanted to thank him for coming in. She reminded him that when it comes back they will be 

looking at lighting and landscaping and she complimented him on getting disabled parking in front of the 

doors where possible. 

David Funk was also wondering about the walkway and that was answered. He asked what direction the water 

flow was. 

Paul Evans responded it was to the NE.  

David Funk noticed where there was regulation on the construction that they had to make sure they don’t 

impact the neighbors. 

Hayden Williamson had nothing more to add. 

Ken Kilgore asked staff about the current zone (Planned Community) and what the open space requirement 

was.  

Mark Christensen said it ranges in the PC zone with the different type of use. That is why they want this out of 

the PC zone. Because if they stayed they would have to come in with an application that was much larger 

and they are not ready to do that yet. The Overlay on the PC zone does show a church in this area. 

Ken Kilgore asked if this is carved out then does the requirement of open space stay the same 

Mark Christensen said it’s such a wide range of open space categories.  

Kimber Gabryszak said in the DAP they have different place types some open space requirements as low as 5 

to 10 percent some higher than that. They have an overall open space requirement it’s fairly low compared 

to most of the PC requirements. Here it is tricky because they aren’t designating place type, so they don’t 

know what the open space is going to be. They are zoning it to R3 which has a requirement of 15% open 

space but there is no specific landscaping requirement in the R3 and whatever open space they provide 

will go into the totals of the DAP. 
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Kevin Thurman commented that this will reduce the overall Equivalent Residential Units they are entitled to. 

They don’t require open space for churches, it’s a landscaping requirement.  

Paul Evans noted where there was a large grass area and other landscaping planned. 

Ken Kilgore asked if there would be a traffic light on the Redwood Road access. 

Kimber Gabryszak responded that they submitted a preliminary traffic analysis; it needs to be redone to 

accommodate peak school traffic. It will depend on what UDOT’s requirements are. They will have to 

have that information before they can finalize this.  

Paul Evans did not know when they would get that update, it is part of moving along the process but they plan 

on complying with whatever UDOT requires. Because it will become another outlet for the neighborhood, 

school or other traffic might transition to this location. It may not be known until its open and being used. 

Kimber Gabryszak noted to the north there were more road stubs that could also change the traffic patterns.  

Paul Evans noted it was not a major road. 

Kirk Wilkins thanked everyone for their comments. He asked about the sidewalk and buffer area between this 

and Redwood Road and what was planned there. Also what will be required, grass or natural landscape, 

the grass looks better 

Kimber Gabryszak noted it was something they would be looking at throughout the process. It is a 30 ft. buffer 

and landscaping and trail are required. Details will be reviewed further down the road. They have allowed 

both sod and natural in the past. 

 

Motion made by Sandra Steele to forward a positive recommendation to the City Council for the 
General Plan Amendment and Rezone of approximately 5.07 acres of parcel 58:041:0183 from 

Planned Community to Low Density Residential and R‐‐‐‐3 as identified in Exhibit 1, with the 

Findings and Conditions in the Staff Report. Seconded by Hayden Williamson.  
 

Kimber Gabryszak said there was a discrepancy in the plan where it was 5 or 6 acres if they could put 

between 5 to 6 in the motion. 

The motion was Accepted. 

 

Aye: Sandra Steele, David Funk, Hayden Williamson, Kirk Wilkins, Ken Kilgore. Motion passed 5 - 0. 

 

5. Work Session: Discussion of Code Amendments and Visioning. 

Kimber Gabryszak noted they did not get a chance to be as prepared as they would like tonight so they would 

not discuss the code unless they had questions. 

No questions. 

 

6.  Approval of Minutes 

 1. June 25, 2015 

 

Motion made by Sandra Steele to approve the Minutes of June 25, 2015. Seconded by David Funk. Aye: 

Sandra Steele, David Funk, Kirk Wilkins, Ken Kilgore. Motion passed 4- 0. Hayden Williamson, 

abstained. 

 

7.  Reports of Action – No report tonight. 

 

8.  Commissioner Comments – No further comments. 

 

9. Director’s Report 

• Council Actions - at the last meeting. 

o The code amendments were approved with a few minor amendments.  

o Regal Park was approved. 

o Lot split exception approved in Harbor Bay.  

o Lakeside 27 was approved. 

o Fox Hollow neighborhoods were approved. 
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o Legacy Farms amendments were approved with modifications.  

• Applications and Approval 

o Rezone 4
th
 north and Redwood Road. Crossing at Saratoga 

o Plat amendment Sargent Court phase 3. 

• Upcoming Agendas 

o Harbor Bay Chapel and Catalina Bay will be coming soon 

o Next meeting is on the 30
th
 instead of the 24

th
. 

o Jacobs Ranch stake site plan and DUP. 

o Work session on development at Market Street. 

o Aug 14
th
, Possible Code amendment to change Mixed Lakeshore to a Mixed Waterfront zone. 

• Other 

o Senior Planner Scott Langford has resigned and will move to directorship in West Jordan. 

 

10. 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. 
 

 There was no need for closed session tonight.  

 

Meeting adjourned by Vice Chairman Kirk Wilkins 

 

Adjourn 7:15 p.m. 

 
____________________________        

Date of Approval             

 

___________________________ 

Lori Yates, City Recorder 
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