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AGENDA – City Council Meeting
Mayor Jim Miller
Mayor Pro Tempore Christopher Carn
Council Member Michael McOmber
Council Member Ryan Poduska
Council Member Chris Porter
Council Member Stephen Willden
_____________________________________________________________________________________________

CITY OF SARATOGA SPRINGS
Tuesday, October 5, 2021, 6:00 pm
City of Saratoga Springs Council Chambers
1307 North Commerce Drive, Suite 200, Saratoga Springs, UT 84045
POLICY MEETING
1.
2.
3.
4.
5.

Call to Order.
Roll Call.
Invocation / Reverence.
Pledge of Allegiance.
Presentations: Utah Recreation and Parks Association (URPA) Presentation Award for Most Outstanding
Young Professional in the State of Utah to Tyler Neeley, Recreation Department, and Award for Most
Outstanding Special Events to the City’s Special Events Department.
6. Public Input – This time has been set aside for the public to express ideas, concerns, and comments for subject
matter not listed on this agenda.
REPORTS:
1. Mayor.
2. City Council.
3. Administration: Ongoing Item Review.
CONSENT ITEMS:
Routine items on the Consent Agenda not requiring public discussion by the City Council or which have been
discussed previously may be adopted by one motion. A Council member may request to remove an item from
the consent agenda for discussion and consideration.
1. Northgate Waterline Contract Change Order No. 4, CH Nix Construction; Resolution R21-57 (10-521).
2. City Council Meeting Minutes: September 21, 2021.
BUSINESS ITEMS:
1. Intermountain Healthcare (IHC) Village Plan 1, Rick Frerichs Applicant, Medical Drive and Pioneer
Crossing; Ordinance 21-41 (10-5-21).
2. Northshore Commerce Center GPA and Rezone, Elizabeth Cole Applicant, 653 North Saratoga Road;
Ordinance 21-42 (10-5-21).
CLOSED SESSION:
Motion to enter into closed session for any of the following: purchase, exchange, or lease of real property;
discussion regarding deployment of security personnel, devices, or systems; pending or reasonably imminent
litigation; the character, professional competence, or the physical or mental health of an individual.
ADJOURNMENT

Date Posted: September 29, 2021
Cindy LoPiccolo, MMC, City Recorder
City of Saratoga Springs, State of Utah
Meetings are streamed live at https://www.youtube.com/c/CityofSaratogaSprings
Questions and comments to staff and/or Council may be submitted to
comments@saratogaspringscity.com
One or more council members may participate by electronic telecommunication means such as phone, internet, etc. so
that they may participate in and be counted as present for all meeting purposes, including the determination that a
quorum is present.
In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including
auxiliary communicative aids and services) during this meeting should notify the City Recorder at 801.766.9793 at least
one day prior to the meeting.
Supporting materials are available for inspection on the Saratoga Springs City website at www.saratogaspringscity.com.
The order of the agenda items are subject to change by the Mayor.
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City Council Staff Report

Author: Jeremy D. Lapin, City Engineer & Public Works Director
Subject: Northgate Pipelines
Date: October 5, 2021
Type of Item: Change Order
Description: Consider Approval of Change Order

A.

B.

Topic:
This item is for the approval of contract amendments for the construction of drinking and
irrigation water pipeline from the West to East side of Redwood Road at Fall Harvest Drive.
Background:

The City has committed to provide drinking and irrigation water infrastructure on the East side
of Redwood Road. A crossing location at Fall Harvest Drive was selected. The project design is a
48-inch steel casing to be bored under Redwood Road with 12-inch drinking and irrigation
water pipelines installed inside the casing. Rocky Mountain Power will not allow an existing
power line to be suspended above the open pipe trench.
C.

Analysis:

To protect its existing high voltage power line, Rocky Mountain Power is requiring extension of
the 48-inch casing underneath the existing buried high voltage power line.
D.

Fiscal Impact:

The funding for this drinking & irrigation water project has been appropriated by the City
Council with the approval of FY2021 budget within funds 56-4000-835 and 57-4000-835. The
current combined budget in these GL’s is $743,481. With a current contract amount of
$617,791.50, this change order of $98,588.61 brings the project total to $716,380.11 which is
within the current City Budget for these projects, therefore no budget amendment would be
necessary.
E.

Recommendation

Staff recommends the City Council approve change order #4 with CH Nix Construction in the
amount of $98,588.61

MEMORANDUM
DATE:

September 29, 2021

TO:

Jeremy Lapin, P.E., City Engineer
Saratoga Springs City
1307 North Commerce Drive, Suite 200
Saratoga Springs, UT 84045

FROM:

Mark Atencio, P.E.
Zak Steele, P.E.
Hansen, Allen & Luce, Inc. (HAL)
859 W. South Jordan Pkwy, Ste. 200

SUBJECT:

Northgate Pipelines Change Order #4

PROJECT NO.:

360.18.800

SUMMARY
Due to multiple re-design options and costs considered there was a misunderstanding between
Hansen, Allen & Luce and the contractor, CH Nix. HAL understood change order #3 to include a
looping of an 18-inch water pipeline and extension of the 48-inch steel casing under an existing
power line. After reviewing the costs from the contractor, we acknowledge change order #3 did
not include the cost of extending the casing. For the project to be completed change order #4 is
required to be approved.

Saratoga Springs City

Page 1 of 2

Northgate Pipelines
360.18.800

RESOLUTION NO. R21-57 (10-5-21)
A RESOLUTION APPROVING A CONTRACT MODIFICATION #4
WITH CH NIX CONSTRUCTION FOR THE NORTHGATE PIPELINE
PROJECT
WHEREAS, in 2021 the City awarded a contract to CH Nix Construction for the Northgate Pipeline
Project (Project); and
WHEREAS, the City Council of the City of Saratoga Spring has found it necessary for CH Nix
Construction to provide additional construction services for the duration of the construction of the Projects;
and
WHEREAS, the City of Saratoga Springs requested and was provided a cost for services and work
as itemized in the scope and fee modifications #4 in the amount of $98,588.61; and
WHEREAS, a City committee reviewed the modified scope of work and costs for services submitted
for the Project by Newman Construction; and
WHEREAS, the City Council has determined that the proposed project is in the best interest of the
public, will further the public health, safety, and welfare, and will assist in the efficient administration of City
government and public services.
NOW THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY OF THE CITY OF SARATOGA
SPRINGS, UTAH, THAT:
The City of Saratoga Springs does hereby approve the modified scope of work and costs for additional
construction services submitted for the Project by CH Nix Construction in the amount of $98,588.61for
Contract Amendments #4.
BE IT FURTHER RESOLVED that this resolution shall take effect immediately upon passage.
APPROVED AND ADOPTED this 5th day of October, 2021.

____________________________________
Mayor Jim Miller
ATTEST:

___________________________________
Cindy LoPiccolo, City Recorder
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Tuesday, September 21, 2021
City of Saratoga Springs
City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045
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Public Input: Jenny Taylor, 2056 Raspberry Drive, came to Council Meeting to speak about the accessory
dwelling units. She had an issue with a neighbor that was renting a basement across the street from her.
She was regularly unable to get out of the driveway. She has had issues with renters living there that are
not respectful of noise and nuisances. She asked that Harvest Hills subdivision be exempt from having to
allow ADU’s.

30
31
32
33

Rachel Burns, 2066 Raspberry Drive, advised that the part of the City she lives in has smaller streets.
There are already ongoing issues with the smaller streets and she is worried that allowing ADU’s in the
neighborhood would be very problematic. She is in favor of exempting HOA’s and parts of the City that
have narrower streets.

34
35

Cameron Peterson, 2086 N Raspberry Drive, has also had issues with ADU’s in his neighborhood. The
driveways in his neighborhood were not built in a way that would allow for this to happen safely.

36
37
38

Alex Larson, 355 S Harriet Drive, prepared some things for the Council to review. COVID has caused a bit
of a housing crisis. He thinks that ADU’s could help drive down rental prices and create more affordable
housing.

39
40
41
42
43
44
45
46

REPORTS:
Council Member Porter advised that there was a breakfast with the planner’s event last week. He thought
it was well attended and it was a beneficial activity. He hopes they continue to do it in the future. They
did a great job with the event.

City Council Policy Meeting
Call to Order:
Mayor Jim Miller called the meeting to order at 6:00 p.m.
Roll Call:
Pursuant to the COVID-19 Federal Guidelines, this Meeting will be conducted with some members
participating electronically.
Present
Mayor Jim Miller, Council Members Stephen Willden, Michael McOmber, Christopher
Carn, Chris Porter, and Ryan Poduska.
Staff Present

City Manager Mark Christensen, Assistant City Manager Owen Jackson, City Attorney
Kevin Thurman, Community Development Director Ken Young, Planning Director
David Stroud, Public Works Director Jeremy Lapin, Finance Director Chelese Rawlings,
Budget Analyst Spencer Quain and Deputy City Recorder Kayla Moss.

Invocation:
Pledge of Allegiance:

Council Member Porter
Council Member McOmber

Council Member Willden requested taking a look at allowing for a larger curb cut than 30 feet for RV’s.
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CONSENT ITEMS:
1) Jordan Promenade Wander Reimbursement Agreement, Oakwood Homes; Resolution R21-54
(9-21-21).
2) Northgate Waterline Contract Change Order #2, CH Nix Construction; Resolution R21-55 (9-2121).
3) City Council Meeting Minutes: September 7, 2021.
Motion by Council Member McOmber to approve items 1 through 3 of the consent items and include that
the findings were included as fact of law and was seconded by Council Member Carn.
Vote: Council Members Carn, McOmber, Poduska, Porter, and Willden - Aye
Motion carried unanimously.
PUBLIC HEARINGS:
1. FY 2021-2022 Budget Amendments; Resolution R21-56 (9-21-21).
Budget Analyst, Spencer Quain, presented the budget amendments to the City Council.
Mayor Miller opened the public hearing at 6:22 pm. There were no comments and the public hearing was
closed.
Motion by Council Member Willden to approve the FY 2021-2022 Budget Amendments; Resolution R2156 (9-21-21) with any staff findings and conditions was seconded by Council Member Poduska.
Vote: Council Members Carn, McOmber, Poduska, Porter, and Willden - Aye
Motion carried unanimously.
BUSINESS ITEMS:
1. City Code Amendment – Section 19.02. – Definitions, and 19.20 – Internal Accessory Dwelling
Units, City Initiated; Ordinance 21-39 (9-21-21). (Continued from September 7, 2021)
Planning Director David Stroud presented this item to the City Council. He advised that this is being
brought back for the Council to decide what they would like to do as far as exemptions.
The Council went through the sections of the code to suggest and make changes.
Council Member Carn is upset about the state giving the City a “one size fits all” bill that the City now has
to work with. He doesn’t think they can pick and choose based on whether the neighborhood has a
regulatory board or not.
Council Member Porter thinks that there will be people negatively affected no matter what action they
take on this. He would rather give more rights to property owners to decide what to do with their property
rather than restricting rights. He thinks people may be upset either way and would like to keep options
open.
Council Member McOmber mentioned that one of the responsibilities of the City Council is to look at the
rights people have with their property. You have to look at what will be the best for the City as a whole
and for individuals. He agrees that the state dropped the ball and failed on this as well. Many people
moved into the city with the expectation that ADU’s weren’t allowed. He thinks that they should exempt
the 8% that is being suggested currently. Also that the City should allow anyone into the exemption that
would like to be in the future.
City Council Minutes September 21, 2021
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City Attorney Kevin Thurman advised that the map can always me amended at a later date to either
include or remove neighborhoods from the exemption if they desire.
Council Member Willden wanted to point out that the City is not picking winners or losers. They are going
based on those that responded and requested to be exempted. They are then opening up the rights to
those that haven’t spoken up about being exempted.
Council Member Porter thinks that the City has always sided with allowing people to have the right to do
what they would like with their property. He doesn’t think the City is restricting rights by allowing ADU’s.
Council Member Willden mentioned that they don’t want to strip away the rights of HOA’s to be able to
organize and make decisions for their neighborhoods.
Councilman Poduska agreed that they need to protect HOA neighborhoods that already restricted ADU's
within their CC&Rs to allow them to be included in the State's alotted exemption percentage.
Motion by Council Member Porter to approve the City Code Amendment – Section 19.02. – Definitions,
and 19.20 – Internal Accessory Dwelling Units, City Initiated; Ordinance 21-39 (9-21-21) modifying
19.20.03 paragraph 2 to clarify that only one unit may be rented and any changes to the text during the
meeting and removing section 19-20-04 as well as the associated map was seconded by Council Member
Carn.
Vote: Council Members Carn, Porter, and Willden – Aye Poduska, McOmber, Willden - Nay
Motion failed 2-3.
Motion by Council Member Porter to approve the City Code Amendment – Section 19.02. – Definitions,
and 19.20 – Internal Accessory Dwelling Units, City Initiated; Ordinance 21-39 (9-21-21) with all of the
changes made during the meeting and 19.02.03 paragraph to clarify that only one unit can be rented was
seconded by Council Member Willden.
Vote: Council Members Willden, McOmber, Poduska – Aye Porter, Carn – Nay
Motion Carried 3-2.
Council Member Carn mentioned that he thinks they were working with a junk bill and he voted nay to
vote for equity for the whole City.
Council Member Willden wanted to mention that Representative Jefferson Moss is excluded when talking
about being upset with the State on this bill. He is a wonderful representative for the area and he fights
for the City.
CLOSED SESSION:
Motion by Council Member McOmber to enter into closed session for the purchase, exchange, or lease of
property, discussion regarding deployment of security personnel, devices, or systems; pending or
reasonably imminent litigation, the character, professional competence, or physical or mental health of
an individual, was seconded by Council Member Carn.
Motion Carried Council Members Unanimously in Favor
The meeting moved to closed session at 7:21 p.m.
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Present: Mayor Miller, Council Members Willden, Porter, McOmber, Poduska, Carn, City Manager Mark
Christensen, City Attorney Kevin Thurman, Deputy City Recorder Kayla Moss, and Assistant City Manager
Owen Jackson.
Closed Session adjourned at 8:03 p.m.
ADJOURNMENT:
There being no further business, Mayor Miller adjourned the meeting at 8:03 p.m.
_______________________________
Jim Miller, Mayor
Attest:
_______________________________
Cindy LoPiccolo, City Recorder
Approved:
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CITY COUNCIL
Staff Report
Intermountain Healthcare
Village Plan 1
October 5, 2021
Public Meeting
Report Date:
September 28, 2021
Applicant:
Rick Frerichs, Agent, FFKR Architects
Owners:
IHC Health Services Inc.
Location:
Pioneer Crossing and Medical Drive
Major Street Access:
Pioneer Crossing
Parcel Number(s) & Size:
41.35 acres (portion of), 42:089:0003
Land Use Designation:
Planned Community Mixed Use
Parcel Zoning:
Planned Community (PC)
Adjacent Zoning:
PC, RC, A
Current Use of Parcel:
Vacant
Adjacent Uses:
Vacant, Agriculture
Type of Action:
Legislative
Previous Meetings:
Planning Commission on September 30, 2021
Previous Approvals:
Community Plan approval on February 6, 2018
Land Use Authority:
City Council
Planner:
David Stroud, AICP, Planning Director
____________________________________________________________________________________
A.

Executive Summary:
The applicant requests approval of the Intermountain Healthcare Village Plan 1 (VP1), pursuant
to Section 19.26 of the Land Development Code, the District Area Plan (DAP), and the approved
Intermountain Healthcare Community Plan (CP). VP1 consists of approximately 40.44 net acres,
and proposes allocating 48.61 Equivalent Residential Units from a CP approved 555 ERUs, to
consist of three medical services buildings.
Staff Recommendation: Staff recommends the City Council conduct a public meeting, discuss IHC
VP1, and approve the proposed Village Plan. The Planning Commission recommendation is
contained in Section H of the staff report. Options in Section H of this report include continuation
or denial.

David Stroud, AICP, Planning Director
dstroud@saratogaspringscity.com
1307 North Commerce Drive, Suite 200 • Saratoga Springs, Utah 84045
801-766-9793 x107 • 801-766-9794 fax

B.

Background:
Community Plan
The property is currently zoned Planned Community (PC). The IHC CP was approved on February
6, 2018, with approved entitlements shown in the table below. VP1 is identified by the red box.

C.

Specific Request: The applicant requests approval of IHC VP1 subject to the requirements of the
IHC CP and Section 19.26 of the Land Development Code, which governs the PC zone. The
Community Plan designates 555 ERUs with VP1 using 48.61 ERUs.
Open Space
Range of Open Space is 15-17 percent of the site and the VP will use the Connector Trail DAP
opens space type. The DAP place type of the development is Business Park.

D.

PROCESS / HOW IT WORKS
Section 19.26 of the Code describes development in the PC zone, and the
graphic to the right shows the hierarchy of the different plans. For a largescale planned community district, an overall governing document is first
approved, known as the District Area Plan (Section 19.26.13).
 The IHC CP is governed by, and a part of, the City Center
DAP
2. A Community Plan is then proposed and approved (Sections
19.26.03-19.26.08). The Community Plan lays out the governing
guidelines for the entire CP area.
 The IHC CP was approved on February 6, 2018, and
contains the governing guidelines as required.
3. Following and/or concurrently with the Community Plan, a Village
Plan is proposed and approved (Sections 19.26.09 – 19.26.10). The
Village Plan is the final stage in the Planned Community process
before final plats, addressing such details specific to the sub-phase
as open space, road networks, and lots for a sub-phase of the
Community Plan.
 The applicant proposes VP1 occupying a portion of the
40.44 net acreage of the Community Plan.
The approval process of the VP includes:
1. A public hearing and recommendation by the Planning
Commission
2. A final decision by the City Council (19.26 states that the process
is per Section 19.17, which is Code amendments/rezones).

E.

Community Review: A public hearing was held by the Planning Commission on September 30,
2021. The Hearing was noticed in accordance with state requirements and a mailed notice sent
to all property owners within 300 feet. As of the date of this report, no public comment has been
received.

F.

General Plan:
Land Use Designation
The property is designated as Planned Community Mixed Use with the land use described in the
General Plan as:
The Planned Community designation includes large-scale properties within
the City which exceed 500 acres in size. This area is characterized by a
mixture of land uses and housing types, and has a mixture of commercial
uses. It is subject to an overall Community Plan that contains a set of
regulations and guidelines that apply to a defined geographic area.

There is no minimum size for VPs within a Community Plan; VP1 is subject to the IHC CP and is
consistent with the approved Community Plan.
Staff analysis: Consistent. The CP was found to be consistent with the General Plan during the
approval process. VP1 reflects the open space, guiding standards, and density outlined in the CP,
and contains the specific development standards, design guidelines, infrastructure plans,
recreation and landscaping, and other elements as appropriate. The VP is therefore also
consistent with the General Plan.
G.

Code Criteria:
d) 19.26.03.2 – Additional Village Plan Requirements
Additional requirements for a Village Plan are summarized below:
a. A detailed traffic study – Provided. See Engineering Report.
b. A map and analysis of backbone infrastructure systems – Provided.
c. Detailed architectural requirements and restrictions – Provided.
d. If applicable, details regarding the creation of an owners’ association, master association,
design review committee, or other governing body. – Provided.
e) 19.26.09 – Village Plan Approval
The criteria for a Village Plan approval is summarized below:
a. is consistent with the adopted Community Plan;
Staff finding: complies. The Village Plan appears to be consistent with the allowed
densities, uses, and standards in the Community Plan.
b. does not exceed the total number of equivalent residential units dictated in the adopted
Community Plan;
Staff finding: complies. The proposed ERUs are consistent with the CP.
c. for an individual phase, does not exceed the total number of equivalent residential units
dictated in the adopted Community Plan unless transferred per the provisions of the
Community Plan;
Staff finding: complies. The ERUs have been provided are consistent with the CP.
d. is consistent with the utility, infrastructure, and circulation plans of the Community Plan;
includes adequately sized utilities, services, and roadway networks to meet demands; and
mitigates the fair-share of off-site impacts;
Staff finding: Complies, with conditions. Please see Engineering Report attached as
Exhibit 2.
e. properly integrates utility, infrastructure, open spaces, pedestrian and bicycle systems,
and amenities with adjacent properties; and

Staff finding: complies. Utility plans, pedestrian plans, and trail/sidewalk cross
sections have been provided.
f. contains the required elements as dictated in Section 19.26.10.
Staff finding: complies. See below. All required topics have been included.
19.26.10 – Contents of a Village Plan
The required contents of a Village Plan are summarized below:
1. Legal Description - Provided
2. Detailed Use Map - Provided
3. Detailed Buildout Allocation – Provided
4. Detailed Development Standards – Provided
5. Design Guidelines – Provided
6. Owners/Governing Associations - Provided
7. Phasing Plan - Provided
8. Lotting Map - Provided
9. Landscaping Plan – Provided
10. Utility Plan - Provided
11. Vehicular Plan - Provided
12. Pedestrian and Bicycle Plan – Provided
13. Additional Detailed Plans. Other elements as necessary (grading plans, storm water
drainage plans, wildlife mitigation plans, open space management plans, sensitive lands
protection plans, hazardous materials remediation plans, and fire protection plans) Provided
14. Site Characteristics - Provided
15. Findings Statement – Provided
16. Mitigation Plans. (Protection and mitigation of significant environmental issues) Provided
17. Offsite Utilities – Provided
18. Development Agreement – Requirement met through CP
H.

Recommendation and Alternatives:
The Planning Commission recommends the City Council conduct a public meeting, discuss the
application, and approve the request.
“Based upon the information and discussion tonight, I move to approve the Intermountain
Healthcare Village Plan 1 of the Intermountain Healthcare Community Plan at Medical Drive and
Pioneer Crossing in the PC zone with the findings and conditions below:”
Findings
1. The application is consistent with District Area Plan, as articulated in Section D of the
staff report, which section is incorporated by reference herein.

2. The application is consistent with the General Plan, as articulated in Section F of the
staff report, which section is incorporated by reference herein.
3. The application complies with Village Plan approval as contained in Section
19.26.09/10 of the Development Code as outlined in Section G of the Staff report,
which section is incorporated by reference herein.
Conditions:
1. All requirements of the City Engineer shall be met.
2. All requirements of the Public Works and Park departments shall be met.
3. All requirements of the Fire Marshal shall be met.
4. All other CP and Code requirements shall be met.
5. Any remaining redlines, if present, to be corrected.
6. Any additional conditions articulated by the Planning Commission:
__________________________________________________________________
OPTION 1: CONTINUANCE
The City Council may continue the request.
“I move to continue IHC VP1 with direction to the applicant and Staff on information and/or
changes needed to render a decision, as follows:
1. ____________________________________________________________________.
2. ____________________________________________________________________.
OPTION 2: DENIAL
The City Council may choose to deny the request:

J.

“Based upon the information and discussion tonight, I move to deny approval of the IHC VP1
with the finding(s) below:
1. The application does not comply with Section 19.26 of the Development Code, as
articulated by the City Council:
a. ________________________________________________________________
2. The application does not comply with the General Plan, as articulated by the City
Council:
a. ________________________________________________________________
3. The application does not comply with the District Area Plan, as articulated by the City
Council
a. ________________________________________________________________
4. Any additional findings articulated by the City Council:
a. ________________________________________________________________
Exhibits:
1. General Plan Land Use and Zone map
2. IHC VP1
3. City Engineer’s staff report
4. IHC CP
5. PC Minutes (to follow after PC meeting on September 30)

Exhibit 1 – General Plan Land Use

Zone map

1
Exhibit 2
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1. DESCRIPTION
VILLAGE PLAN BOUNDRY DESCRIPTION

VICINITY MAP

A part of the Southwest Quarter of Section 14, and the Southeast Quarter of
Section 15, Township 5 South, Range 1 West, Salt Lake Base and Meridian,
U.S. Survey in Saratoga Springs, Utah County, Utah: Beginning a point on the
Northerly right-of-way line of Pioneer Crossing as described in Deed Entry No.
28749:2014 in the Official Records of the Utah County Recorder, said point being
located 1309.52 feet North 0°20’51” East along the Section Line, 129.47 feet West,
and 38.50 feet North 30°43’02” West from the Southeast Corner of said Section
15; and running thence along said Right-of-Way Line the following twelve (12)
courses: North 30°43’02” West 22.00 feet; North 75°43’02” West 77.78 feet; North
30°43’02” West 689.22 feet; Northwesterly along the arc of a 3375.00 foot radius
curve to the left a distance of 169.64 feet; (Central Angle equals 2°52’47” and Long
Chord bears North 32°09’26” West 169.62 feet); North 36°44’25” East 70.96 feet;
Pio
sin

os
Cr

along the arc of a 3375.00 foot radius non-tangent curve to the left a distance

r.

lD

ica

d
Me

Redwood Rd.

er

ne

North 53°15’35” West 36.00 feet; South 36°44’25” West 58.33 feet; Northwesterly

g

of 41.10 feet (Center bears South 55°45’20” West, Central Angle equals 0°41’52”

g
Re

and Long Chord bears North 34°35’36” West 41.10 feet); North 54°36’28” East

tS

en

43.95 feet; North 35°23’32” West 53.00 feet; South 54°36’28” West 43.95 feet;

t.

and Northwesterly along the arc of a 3375.00 foot radius non-tangent curve to

t
ke

r
Ma

the left a distance of 559.89 feet (Center bears South 54°09’28” West, Central

St

.

Angle equals 9°30’18” and Long Chord bears North 40°35’41” West 559.24 feet)
to the Quarter Section Line; thence North 89°57’37” East 1125.45 feet along the
Quarter Section Line to the West Quarter Corner of said Section 14; thence North
89°48’52” East 968.91 feet along the Quarter Section Line; thence Southeasterly
along the arc of a 788.50 foot radius non-tangent curve to the left a distance of
411.26 feet (Center bears North 89°11’01” East, Central Angle equals 29°53’03” and
Long Chord bears South 15°45’31” East 406.62 feet); thence South 30°42’02” East
174.31 feet; thence Southeasterly, Southerly and Southwesterly along the arc of a
20.50 foot radius curve to the right a distance of 35.78 feet (Central Angle equals
100°00’00” and Long Chord bears South 19°17’58” West 31.41 feet); thence South
69°17’58” West 108.73 feet; thence Southwesterly along the arc of a 1038.50 foot
radius curve to the left a distance of 181.25 feet (Central Angle equals 10°00’00”
and Long Chord bears South 64°17’58” West 181.02 feet); thence South 59°17’58”
West 1221.60 feet to the point of beginning.
Contains: 40.44 Acres
Note: Area is net of Road.
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2. LAND USE
The Saratoga Springs City Center District Area Plan grants the right to develop in
accordance with section 19.26.13 of the City Code.
This Village Plan will incorporate the Business Park Place Type as a guide during
build out. Business Park as defined in Chapter 19.04 of the City Code provides for

UNDEVELOPED PROPERTY
Future development to be completed
by Intermountain Healthcare or others,
to be approved through Village Plan
amendment or new Village Plans.

Property Line / Village Plan Boundry

development in a campus type setting.
Business parks are comprised of low to medium density office buildings.
Business parks can also contain a small amount of light industrial and retail
uses. They provide a concentration of diverse employment opportunities in close
proximity to housing. Business parks will be designed to be easily accessible by
LANDING AREA

the freeway, major arterials, commuter rail and integrated into the community’s

E
NG
.
DR

HOSPITAL

Area Plan).

HA

compatible with the surrounding uses. (Saratoga Springs City Center District

EXC

UNDEVELOPED PROPERTY
Future development to be completed
by Intermountain Healthcare or others,
to be approved through Village Plan
amendment or new Village Plans.

street network for walkability. Business parks uses must be sensitive to and



FED

The medical buildings proposed in this Village Plan will be a pleasing addition to
the Business Park. Buildings are appropriately distanced from the boundries of


the Village Plan Area, and will have landscaping as described in Section 9.
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Range of Average Dwelling Units/ Acre

0 du/ac

Range of Average FAR

0.39-0.93

Range of Open Space

15-17%
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40% +/-
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Projected Open Space at Phase 2 Buildout:

NT

21 Acres +/-
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Area of Development in Phase 1 and Phase 2:





* NOTE:
Building, parking and walkway layouts are conceptual.
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3. DETAILED SPACE ALLOCATION
LOT BREAKD OWN
Gross Area =

42.37

Net Area =

40.44

Right-of-Way =

1.93

A LLOWABLE BU ILD ING A R EA
FLO O R ARE A RATIO (FAR )
Proposed Allowable
Building Area

40.44 Acres

1,638,257 Sq. ft.

1,200,000 Sq. ft.

LANDING AREA

HA

Maximum Allowable
Building Area

EXC

Site Area

E
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.
DR

HOSPITAL

E Q U IVALENT RE S IDENTIA L UNI T (ER U)
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Maximum ERU

Proposed ERU

Based on 1 ERU/
2,164.5 Sq. Ft.

757

555



Site Area
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POND
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G
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feet is allowable on this land, Intermountain is proposing a maximum Allowable

OS
CR

The District Area Plan states the maximum Allowable Area of 1,638,257 square
Area of 1,200,000 square feet.

Proposed Area and ERU of Phase 1 and 2 Buildings

ERU

Freestanding Emergency Department

21,500

9.93

Inpatient Hospital Addition

24,500

11.32

Ambulatory Surgery Center

17,500

8.08

ASC Expansion

5,725

2.65

Medical Office Building

36,000

16.63

Total Area Proposed Phase 1 and 2 Buildings

105,225

48.61
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ME

AMBULATORY
SURGERY
CENTER EXPANSION

Allowable Building Area and ERU Remaining on Site

506.39

1,094,775

.
ST

555.00

NT

Allowable Building Area and ERU per Community Plan 1,200,000
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RE

Gross S.F.

AMBULATORY
SURGERY
CENTER





* NOTE:
Building, parking and walkway layouts are conceptual.
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4. DEVELOPMENT STANDARDS
DEVELOP MENT C R I TER I A P ER COMM UNITY PL A N
Building Height

Maximum building height 125 feet based on 7 stories at 16 feet plus a penthouse /
maintenance facility on top of each building of 10 feet.
Front: As shown on Landscape Buffer Sections (Per Community Plan)

Setback and Yard Requirements

Sides: 20 Feet
Rear: 20 Feet

Off-Street Parking Requirements

Minimum Private Open Space Requirement

Hospitals: 5 Stalls/ 1,000 Sq. Ft.
Medical Office: 5 Stalls/ 1,000 Sq. Ft.

15-17% Open Space
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4. DEVELOPMENT STANDARDS
PIONEER CROSSING LANDSCAPE BUFFER WITH HEAD IN PARKING
REQUESTED MINOR REVISION TO COMMUNITY PLAN:
Re-Seed with Native Seed Mix.

PIONEER CROSSING LANDSCAPE BUFFER WITH BUILDING

REQUESTED MINOR REVISION TO COMMUNITY PLAN:
Re-Seed with Native Seed Mix.
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4. DEVELOPMENT STANDARDS
MEDICAL / EXCHANGE DRIVE LANDSCAPE
BUFFER WITH HEAD IN PARKING
REQUESTED MINOR REVISION TO COMMUNITY PLAN:
Existing Trees and Fractured Rock, or New Trees and
Fractured Rock. See Landscape Plan.

MEDICAL / EXCHANGE DRIVE LANDSCAPE
BUFFER WITH BUILDING

REQUESTED MINOR REVISION TO COMMUNITY PLAN:
Existing Trees and Fractured Rock, or New Trees and
Fractured Rock. See Landscape Plan.
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5. DESIGN GUIDELINES
LAND USE TYPE

CONCEPTUAL MASSING - AMBULATORY SURGERY CENTER

Business Park Place type will be implemented by Hospital and Office, Medical
and Health Care as the only permitted uses (Title 19 land uses).

DESIGN GUIDELINES
The buildings in the Village Plan will follow the Design Philosophies and Use of
Materials documented in the approved community plan. The accompanying
rendering is a schematic depiction of the proposed Free Standing Emergency
Department, and the potential future Inpatient Addition. This building is
anticipated as one story structure, with a 1.5 story entry lobby to be prominent
from surrounding streets. The rendering demonstrates the intended use of the
design philosophies and materials. The remaining buildings in the village plan
will harmonize with the Freestanding Emergency Department.
* Note:
Final building elevations have not been developed. Design is generally following
concepts presented.

CONCEPTUAL MASSING FREESTANDING EMERGENCY DEPARTMENT WITH POTENTIAL FUTURE INPATIENT ADDITION
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5. DESIGN GUIDELINES
EXTERIOR BUILDING SIGNAGE - AMBULATORY SURGERY CENTER

Saratoga Springs ASC Signage
Upper Signage:

Saratoga Springs ASC Signage
Upper Signage:

Mission Wall:

16” High Letters

5’-0” x 10’-0” Overall Dimension

16” High Letters

Mission Wall:

5’-0” x 20’-0” Overall Dimension
Backlit Sign

* NOTE:
Building elevations and signage are conceptual.
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5. DESIGN GUIDELINES
EXTERIOR BUILDING SIGNAGE - FREESTANDING EMERGENCY DEPARTMENT

Saratoga Springs FED Signage
Upper Signage:

Saratoga Springs FED Signage
Upper Signage:

Mission Wall:

16” High Backlit Letters
Note: Emergency sign also occurs
at Rear Ambulance Entrance

Mission Wall:

5’-0” x 20’ 0” Overall Dimension
Backlit Sign

* NOTE:
Building elevations and signage are conceptual.

5’-0” x 10’-0” Overall Dimension
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5. DESIGN GUIDELINES

LANDING AREA
EXC
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Sign Type C
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Sign Type B

Sign Type A





SITE SIGNAGE
* NOTES:
1. See following pages from approved Community Plan for sign types.
2. See following page from approved Community Plan for approved site light fixture.
Sight lighting layout will be included at Site Plan Review.
3. Building, parking and walkway layouts are conceptual.
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c) Guiding Development Standards

5. DESIGN GUIDELINES

9. Signage

EXTERIOR SITE SIGNAGE - SITE SIGN TYPE A
ii) 20' High Max. Monument Sign:
- Intermountain Healthcare is
requesting a 20 foot maximum
sign height for all signs, net of a
support base.
- Signs shall be installed at
major accesses or one per street.
- One additional sign will be
located on Pioneer Crossing at
the northwest corner of the
project.
- Sign bases are to be monument
style and match the building
materials.

3/16” high-impact, retainerless
polycarbonate faces w/ 1st surface,
reverse cut, vinyl L.E.D Illumination.

- All monument signs shall
receive under-story plantings.
Plant material shall be a mixture
of shrubs and colorful perennials.
Shrubs shall be a combination of
deciduous and evergreen to
provide year round color. Lawn
shall not be planted around
signs. Plant materials shall be
low growing to not block signs.
Incorporate large groupings of
colorful plant material to draw
attention to signs.

Steel structure w/ aluminum skin.
Paint returns of sign to match face vinyl

Polycarbonate face w/ vinyl

Sign
shallshall
matchmatch
building building
material material
Signbase
base

20' High Max. Monument Sign
Site Sign Type A

13
PAGE 13
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c) Guiding Development Standards

5.
DESIGN GUIDELINES
9. Signage
EXTERIOR SITE SIGNAGE - SITE SIGN TYPE B
iii) 7' High Max. Monument Sign:
- Signs shall be installed at
minor access points
- Sign bases are to be monument
style and match the building
materials.
- All monument signs shall
receive under-story plantings.
Plant material shall be a mixture
of shrubs and colorful perennials.
Shrubs shall be a combination of
deciduous and evergreen to
provide year round color. Lawn
shall not be planted around
signs. Plant materials shall be
low growing to not block signs.
Incorporate large groupings of
colorful plant material to draw
attention to signs.

Steel structure w/ aluminum skin.
Paint returns of sign to match face vinyl
3/16” high-impact, retainerless acrylic
faces w/ 1st surface, reverse cut, vinyl
1 1/2” painted “H” track separating logo
face from identity face. L.E.D Illumination.

Sign base shall match building material

7' High Max. Monument Sign
Site Sign Type B

14
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9. Signage

5. DESIGN GUIDELINES
EXTERIOR SITE SIGNAGE - SITE SIGN TYPE C
iv) 10' High Max. Directional
Sign:
- Signs shall be installed internal
to site as needed.
- Sign bases are to be monument
style and match the building
materials.
- All directional signs shall
receive under-story plantings.
Plant material shall be a mixture
of shrubs and colorful perennials.
Shrubs shall be a combination of
deciduous and evergreen to
provide year round color. Lawn
shall not be planted around
signs. Plant materials shall be
low growing to not block signs.
Incorporate large groupings of
colorful plant material to draw
attention to signs.

Steel structure w/ aluminum skin.
Paint returns of sign to match face vinyl

3/16” high-impact, retainerless acrylic
faces w/ 1st surface, reverse cut, vinyl
L.E.D Illumination.

Sign base shall match building material

10' High Max. Directional Sign
Site Sign Type C

15
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5. DESIGN GUIDELINES
SITE LIGHTING

OFF-STREET PARKING REQUIREMENTS

HEIPORT

SIGNAGE

shall be allowed.

village and community plan
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6. ASSOCIATIONS
Intermountain Healthcare will be the sole owner of the property and buildings.
As such, no owner’s association, master association, design review committee,
or other governing body will be created to review, approve and enforce
architectural requirements and restrictions and common area
maintenance obligations.
In the event Intermountain should sell part of the property, proper steps will
be taken by Intermountain to amend the Village Plan and/or follow relevant
guidelines and procedures required by Saratoga Springs City Code.
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7. PHASING PLAN
UNDEVELOPED PROPERTY
Future development to be completed
by Intermountain Healthcare or others,
to be approved through Village Plan
amendment or new Village Plans.

This portion of Existing Irrigation Canal
shall be placed in culvert and burried in
Phase 1. See also Section 9 Utility Plan.

This portion of Exchange Drive
shall be constructed in Phase 1.
See also Section 9 Utility Plan.
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HOSPITAL

EXC

UNDEVELOPED PROPERTY
Future development to be completed
by Intermountain Healthcare or others,
to be approved through Village Plan
amendment or new Village Plans.
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This portion of Canal Trail shall
be constructed in Phase 1.
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Phase 1

Phase 2

* PHASE 2 PARKING NOTE:





Phase 2 parking lot size and layout is approximate and
may vary based on final size of Phase 2 building.
Building, parking and walkway layouts are conceptual.
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7. LOTTING MAP
LOT BREAKD OWN
Gross Area =

42.37

Net Area =

40.44

Right-of-Way =

1.93

A LLOWABLE BU ILD ING A R EA
FLO O R ARE A RATIO (FAR )

40.44 Acres

1,638,257 Sq. ft.

1,200,000 Sq. ft.

E
NG

Proposed Allowable
Building Area

HA

Maximum Allowable
Building Area

EXC

Site Area
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LOT 1
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Maximum ERU

Proposed ERU

Based on 1 ERU/
2,164.5 Sq. Ft.

757

555



Site Area
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The District Area Plan states the maximum Allowable Area of 1,638,257 square

CLINIC
EXPANSION

feet is allowable on this land, Intermountain is proposing a maximum Allowable
Area of 1,200,000 square feet.

Proposed Area and ERU of Phase 1 and 2 Buildings
Freestanding Emergency Department

21,500

9.93

Inpatient Hospital Addition

24,500

11.32

Ambulatory Surgery Center

17,500

8.08

ASC Expansion

5,725

2.65

Medical Office Building

36,000

16.63

Total Area Proposed Phase 1 and 2 Buildings

105,225

48.61

.

DR

AMBULATORY
SURGERY
CENTER EXPANSION

555.00

Allowable Building Area and ERU Remaining on Site

506.39

1,094,775

.
ST

Allowable Building Area and ERU per Community Plan 1,200,000
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* NOTE:
Building, parking and walkway layouts are conceptual.

INTERMO UN TA IN HEA LTH CAR E VI L L AG E P L AN
2021-09-16
PAGE 19

8. LANDSCAPING PLAN - PHASE 1

Canal Trail

LANDING AREA

DETENTION
POND

Existing Bike / Walk Path

New 10’ minimum width sidewalk
extending to building entrance, with
planters spaced 30 feet maximum

* NOTES:

** NOTES (9/16/2021):

1. Building, parking and walkway layouts are conceptual.

1. SEE PLANTING LEGEND FOR UNDERSTORY OF SHRUBS, GRASSES AND PERENIALS.

2. Landscape layout is conceptual.

2. DAP OPEN SPACE TYPE IS CONNECTOR TRAIL.
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8. LANDSCAPING PLAN - PHASE 2

Canal Trail

LANDING AREA

DETENTION
POND

Existing Bike / Walk Path

New 10’ minimum width sidewalk
extending to building entrance, with
planters spaced 30 feet maximum

* OPEN SPACE NOTE:
The Saratoga Springs City Center District Area
Plan, Business Park Range of Open Space
Requirement of 15% to 17% is being used.
Project overall landscape percentage at Phase 1 and 2 build-out: 40%
* NOTES:

** NOTES (9/16/2021):

1. Building, parking and walkway layouts are conceptual.

1. SEE PLANTING LEGEND FOR UNDERSTORY OF SHRUBS, GRASSES AND PERENIALS.

2. Landscape layout is conceptual.

2. DAP OPEN SPACE TYPE IS CONNECTOR TRAIL.
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8. LANDSCAPING
EXAMPLES OF LANDSCAPE PLANTINGS AND ROCK MULCH
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8. LANDSCAPING
EXAMPLES OF DRY LAND SEED AND DROUGHT TOLERANT PLANTINGS
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9. UTILITY PLAN
UTILITY PLAN
STUB 10"Ø WATER LINE
AT NORTH PROPERTY LINE
STUB 6"Ø SECONDARY WATER
AT NORTH PROPERTY LINE

10"Ø WATER LINE

48"Ø RCP CANAL PIPING W/
PRECAST CONCRETE MANHOLES

42"Ø MASTER PLAN STORM DRAIN
(BY OTHERS)

FUTURE 6"Ø SANITARY SEWER LATERAL TO NW CORNER
(EASEMENT TO BE PROVIDED WITH PHASE 1 DEVELOPMENT)
12"Ø SECONDARY WATER
15"Ø STORM DRAIN
8"Ø PRIVATE SANITARY SEWER

10"Ø WATER LINE

12"Ø CULINARY WATER

6"Ø SECONDARY WATER

(E) 24"Ø SANITARY SEWER
15"Ø STORM DRAIN
W/ PRETREATMENT FROM
POND

(E) 15"Ø SANITARY SEWER
(E) 24"Ø STORM DRAIN
(PIONEER CROSSING)

(E)
CONNECT TO EXIST. 12"Ø SECONDARY
LINE & EXTEND NORTH ALONG WEST PROPERTY LINE

(E) 12"Ø

NOTES:
1. THE CAPACITY IN THE TEMPORARY 8"Ø SEWER CONNECTION ON MARKET STREET IS LIMITED UNTIL
IT IS REPLACED WITH THE FUTURE 24"Ø CONNECTION. THE REMAINING CONVEYANCE CAPACITY IN
THIS PIPE WILL BE PROVIDED ON A FIRST-COME-FIRST-SERVED BASIS. THE REMAINING NUMBER OF
UNITS IN THE 8"Ø PIPE IS APPROXIMATELY 1,100 SEWER ERU'S.
2. THE POSEY LIFT STATION IS LIMITED UNTIL THE FINAL REACH OF THE CITY'S GRAVITY SEWER
PROJECT IS CONSTRUCTED. THE REMAINING CONVEYANCE CAPACITY IN THE POSEY LIFT STATION
WILL BE PROVIDED ON A FIRST-COME-FIRST-SERVED BASIS. THE REMAINING NUMBER OF UNITS
TODAY IS APPROXIMATELY 3,200 ERU'S. AT OUR LAST ACCOUNTING, WE ARE AWARE OF MORE THAN
9,300 ADDITIONAL SEWER ERU'S IN THE PLANNING PHASES WITHIN THE CURRENT POSEY LIFT
(E) 15"Ø STORM DRAIN
STATION SERVICE BOUNDARY. THIS IS OBVIOUSLY FAR MORE THAN THERE IS REMAINING CAPACITY.
IT IS EXPECTED THAT AT CURRENT RATES OF GROWTH, THAT THE CAPACITY IN THIS CONVEYANCE
(E) 12"Ø SS LINE
INFRASTRUCTURE WILL BE EXHAUSTED WITHIN THE NEXT FEW YEARS.
3. BASED ON A MAXIMUM RELEASE OF 0.12 CFS/AC, AND AN AREA OF 42.53 ACRES, THE ALLOWABLE
16"Ø WATER LINE
RELEASE RATE FROM THIS REGIONAL DETENTION/RETENTION POND IS 5.1 CFS.
4. AS PART OF THE CITY'S NEW MS4 PERMIT REQUIREMENTS, A FEASIBILITY STUDY MUST BE PROVIDED
SECONDARY LINE
FOR ALL PLATS OR SITE PLANS SHOWING THAT THEY ARE OR ARE NOT CAPABLE OR RETAINING THE
80TH PERCENTILE STORM (ABOUT 0.41 INCHES).
5. THE CANAL MUST BE PIPED, UNLESS THE CODE CHANGES IN THE FUTURE.
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10. VEHICULAR PLAN
POTENTIAL PRIVATE ACCESS TO
FUTURE DEVELOPMENT

EXC

3 Lane Full Access Drive
To be confirmed at Site Plan Review
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Portion of Exchange Drive abutting
Intermountain Property to be
constructed in Phase 1.
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Existing 3 Lane Full
Access Intersection Stub
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LANDSCAPE ISLANDS
TYPICAL. SEE ALSO
LANDSCAPE PLAN
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POTENTIAL FUTURE
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Western edge of new Intermountain
Driveway shall align with western
edge of existing driveway.
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Springs City Engineer.
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* NOTE:
Building, parking and walkway layouts are conceptual.
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11. PEDESTRIAN PLAN

LANDING AREA
EXC
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New 5’ sidewalk
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New 6’ sidewalk
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Exising 12’ asphalt bike and pedestrian trail
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New 12’ canal trail
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Existing 5’ sidewalk
New 10’ minimum width sidewalk
extending to building entrance, with
planters spaced 30 feet maximum

* PEDESTRIAN WALKWAY ALIGNMENT NOTE:
Pedestrian Walkways through parking lots have been located





to avoid conflict with vehicles in patient drop-off zones.
* NOTE:
Building, parking and walkway layouts are conceptual.
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12. DENSITY TRANSFERS
Density Transfers are not required for this Village Plan.
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13. ADDITIONAL DETAILED PLANS - GRADING & DRAINAGE PLAN
GRADING & DRAINAGE PLAN

EXISTING IRRIGATION POND
TO BE BURIED

A FUTURE DETENTION POND WILL BE REQUIRED
FOR THE REMAINING ±20.0 ACRES OF
UNDEVELOPED GROUND. SIZE AND
CONFIGURATION OF FUTURE POND TO BE
DETERMINED AT SITE PLAN APPLICATION FOR
THIS PORTION OF THE SITE.

NOTES:
1.
2.

* NOTES:
1.Building, parking and walkway layouts are conceptual.
2. Detention Pond location and configuration is conceptual.
Final layout and configuration will be submitted at Site Plan Review.

3.

15"Ø STORM DRAIN OUTFALL POINT OF
CONNECTION FROM POND. PRE-TREATMENT
OF POST DETAINED FLOWS WILL BE PROVIDED
ON OUTFALL LINE WITH HYDRODYNAMIC
SEPARATOR LOCATED ON OUTFALL LINE.

BASED ON A MAXIMUM RELEASE OF 0.12 CFS/AC, AND AN AREA OF 42.53 ACRES, THE ALLOWABLE
RELEASE RATE FROM THIS SITE IS 5.1 CFS.
THE DETENTION POND SHOWN ON THIS SHEET HAS BEEN SIZED FOR 22.55 ACRES OF DEVELOPED
AREAS WHICH INCLUDE THE PROPOSED AMBULATORY SURGICAL CENTER SITE, FREE STANDING
EMERGENCY DEPARTMENT SITE, FUTURE CLINIC SITE AND NORTHWEST TRIANGULAR SHAPED
PARCEL. CAPACITY FOR THE TRAINGULAR SHPAED PARCEL HAS BEEN PROVIDED AS IF IT WERE
DEVELOPED WITH 70%HARDSCAPE AND 30% LANDSCAPE. FLOWS WILL TRAVEL THROUGH THE FED,
CLINIC AND ASC STORM WATER CONVEYANCE SYSTEM AND INTO THE POND. TOTAL ALLOWABLE
RELEASE FROM THIS POND IS 2.70 CFS @ 0.12 CFS/ACRE FOR 22.55 ACRES.
AS PART OF THE CITY'S NEW MS4 PERMIT REQUIREMENTS, A FEASIBILITY STUDY MUST BE PROVIDED
FOR ALL PLATS OR SITE PLANS SHOWING THAT THEY ARE OR ARE NOT CAPABLE OR RETAINING THE
80TH PERCENTILE STORM (ABOUT 0.41 INCHES).
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13. ADDITIONAL DETAILED PLANS - FIRE LANE PLAN
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* NOTES:
1. All fire department needs will be addressed at final site plan approval.
2. Building, parking and walkway layouts are conceptual.
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14. WILDLIFE CORRIDOR
There are no identified, designated, or protected wildlife corridors on the property.
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14. SITE CHARACTERISTICS
WATERWAYS
A Utah Lake Distributing Canal extends through the northwest portion of the 40
acre property. The canal will be placed in an underground culvert in Phase 1 of
this Village Plan.
An abandoned irrigation pond exists just east of the canal, within the
boundary of this Village Plan. It will be filled in and graded per the approved
Community Plan.

FAULT LINES AND GEOLOGICAL INFORMATION
The site is located in an area mapped as having a “low to moderate” potential
for liquefaction (Anderson and others, 1994). The soil type most susceptible to
liquefaction during a large earthquake is loose, clean sand. The liquefaction
potential for soil decreases with an increase in fines content and density.
Liquefaction is not considered a hazard at the site because the water table is
more than 30 feet below grade.
The subsurface soils correspond with site class D.
There are no mapped active faults extending through the site. The closest
mapped active fault to the site is the Wasatch fault located approximately 9.5
miles to the east (UGS, 2017)

SLOPES
The site currently slopes from the west to east at approximately 3% with the
exception of the existing canal. No slopes exist on the site that are greater
than 30%.

CANAL
A Utah Lake Distributing Canal extends through the northwest corner of the 40
acre property, just outside of the boundary of this Village Plan Area. The canal
will be placed under ground. See Utility Plan.

STORM WATER DETENTION
On-site storm water detention for this Village Plan is provided as shown on the
grading and utility drawings.
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15. FINDINGS
1. The Intermountain Healthcare Village Plan is generally consistent with the
goals, objectives, and policies of the District Area Plan (DAP). Using the
business park place type as a guide the Village Plan has been created to
allow for development of a medical style campus that is in harmony with the
DAP guidelines Intermountain Healthcare’s design philosophy encourages
aesthetic harmony with the surrounding environment.
2. The Intermountain Healthcare Village Plan contains sufficient standards to
guide the creation of innovative design that responds to unique conditions.
3. The Intermountain Healthcare Village Plan is compatible with the surrounding
development and properly integrates land uses and infrastructure with
adjacent properties.
4. The Intermountain Healthcare Village Plan includes adequate provisions for
utilities, services, roadway networks, and emergency vehicle access.
5. The Intermountain Healthcare Village Plan is consistent with the guiding
standards. It incorporates the place type from the DAP and provides
additional guidance on developing a medical campus in harmony with the
surrounding developments.
6. The Intermountain Healthcare Village Plan contains the required elements
required by section 19.26.07 of the Planned Community Zone.
7. The Intermountain Healthcare Village Plan meets the minimum required open
space on the adopted DAP.
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16. MITIGATION PLANS
Phase l Environmental Site Assessment was performed on the Undeveloped
42-Acre Parcel property located at 34 West Market Street in Saratoga Springs,
Utah. The purpose of the Phase l Environmental Site Assessment was to identify,
to the extent feasible pursuant to the processes described in ASTM E 1527-13,
recognized environmental conditions in connection with the subject property.
The subject property consists of approximately 42.3 acres of vacant agricultural
land with an irrigation canal present near the western boundary of the property,
an unpaved gravel road running along the northern property boundary, and
a new four lane road (Pioneer Crossing) running along the western property
boundary. At the time of the site reconnaissance, no evidence of recognized
environmental conditions on the property were observed.
According to the current property owner, the subject property has historically
been used for agricultural production. The subject property has been owned
by Suburban Land Reserve, the current owner or affiliated organizations of the
Corporation of the Presiding Bishop of the Church of Jesus Christ of Latter day
Saints for approximately 21 Years.
The subject property was identified as a former leaking underground storage
tank site, known as the Saratoga West Crops Project canal Pump (Facility ID
1000677, Release EHYY). During removal of 3,000-gallon diesel underground
storage tank of January 14,1993, closure samples indicated a release of diesel to
soil at a concentration of 203 milligrams per kilogram (mg/kg) at the north end
of the underground storage tank. The impacted area was over excavated and
approximately 128 Cubic yards of soil was aerated at an off-site concrete silage
pad. Soil samples collected at the limits of the excavation were below laboratory
detection limits for diesel-related petroleum hydrocarbons. Utah department of
Environmental Response and Remediation issued a “No Further Action” letter in
April 1995. The release from the former underground storage tank on the subject
property would be considered an historical recognized environmental condition.
One leaking underground storage tank site was identified on the east adjoining
property. The site has received regulatory closure. Based on regulatory agency
records, the identified release would not be expected to have impacted the
subject property.
The presence or likely presence of any hazardous substance or petroleum
products in, on, or at a property (1) due to a release to the environment; (2) under
conditions indicative of a release to the environment, or (3) under conditions that
pose a material threat of a future release to the environment (ASTM E 1527-13).
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17. OFF-SITE UTILITIES
Adequate water, sanitary sewer, and storm drainage utilities exist in Medical
Drive as shown on Section 10.
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Exhibit 23
Exhibit
Staff Report
Author: Jeremy Lapin, City Engineer
Subject: Intermountain Healthcare — Village Plan 1
Date: September 30, 2021
Type of Item: Village Plan

Description:
A.
Topic: The Applicant has submitted a Village Plan Application. Staff has reviewed the
submittal and provides the following recommendations.
B.

Background:
Applicant:
Request:
Location:
Acreage:

C.

Rick Frerichs, Agent—FFKR Architects
Village Plan Approval
North Corner of SR-145(Pioneer Crossing) / Medical Dr. Intersection
41.35 Acres

Recommendation: Staff recommends the approval of village plan subject to the following
conditions:
1.

All review comments and redlines provided by the City Engineer are to be complied
with and implemented into the Village Plan.

2.

Design and construct the approximately 600ft length remaining portion of Exchange
Dr. collector roadway including drainage, curb and gutter on both sides, street
lights on the west side, and sidewalk on the west side.

3.

Design and construct the piping of the ULDC canal through the project.

4.

Design and construct the canal trail through the project.

5.

Design and construct the extension of the drinking water and secondary water city
main lines from the Medical Dr/ SR145 (Pioneer Crossing) intersection northwesterly
to the project boundary line.

6.

Provide the sewer easement for the sewer lateral that will serve the to-bedeveloped-in-the-future parcel on the west side of the ULDC canal.

7.

The recommendations from the applicant’s traffic impact study shall be
implemented.

8.

The City has insufficient information at this time to determine what project and
system improvements will be necessary to service the developer’s property. As a

result, this approval does not reserve utility system capacity. Prior to, concurrent
with, or subsequent to final plat approval, the developer will be required to install all
required infrastructure to service the property. In addition to all required project
improvements, the developer may also be required to install any and all system
improvements, subject to required impact fee credits.
9.

This village plan is conceptual in nature. In case of changing circumstances or
additional insight, this plan shall be amended as necessary.

Exhibit 34
May 8, 2018

Approved by Saratoga
Springs May 17, 2018
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1. Project Description and Intent
Community Plan
The proposed development calls for an Intermountain Healthcare full-service ambulatory
facility with related amenities that serves not only Saratoga Springs area but surrounding areas
including Eagle Mountain, Lehi, Highland, Alpine, together with the extreme southern end of
Salt Lake County.
The development of improvements will be accomplished through various stages with the exact
location of the initial improvements to be determined at the time the Village Plan is submitted.
However, construction of the initial improvements will generally be sited towards the middle of
the parcel with subsequent phases added to those initial improvements. In the distant future, a
redevelopment of the site may occur to update and modernize improvements utilized to
provide medical services.

1

2

3. Property Description
Community Plan
A portion of the Southwest Quarter of Section 14, and the Southeast Quarter of Section 15,
Township 5 South, Range 1 West, Salt Lake Base & Meridian, Located in Saratoga Springs,
Utah, more particularly described as follows:

Vicinity Map

Beginning a point on the Northerly right-of-way line of Pioneer Crossing as described in Deed
Entry No. 28749:2014 in the Official Records of the Utah County Recorder, said point being
located North 0°20'51" East along the section line 1361.46 feet and West 160.61 feet from the
Southwest corner of Section 14, Township 5 South, Range 1 West, Salt Lake Base & Meridian;
thence along said right-of-way the following eleven (11) courses: thence North 75°43'02" West
77.78 feet; thence North 30°43'02" West 689.22 feet; thence along the arc of a 3375.00 foot
radius curve to the left 169.64 feet through a central angle of 2°52'47" (Chord: North 32°09'26"
West 169.62 feet); thence North 36°44'25" East 70.96 feet; thence North 53°15'35" West 36.00
feet; thence South 36°44'25" West 58.33 feet; thence along the arc of a 3375.00 foot radius
non-tangent curve to the left (radius bears: South 55°45'20" West ) 41.10 feet through a central
angle of 0°41'52" (Chord: North 34°35'36" West 41.10 feet); thence North 54°36'28" East 43.95
feet; thence North 35°23'32" West 53.00 feet; thence South 54°36'28" West 43.95 feet; thence
along the arc of a 3375.00 foot radius non-tangent curve to the left (radius bears: South
54°09'28" West) 559.89 feet through a central angle of 9°30'18" (Chord: North 40°35'41" West
559.24 feet) to the quarter section line; thence North 89°57'37" East along the quarter section
line 1125.45 feet to the West 1/4 corner of Section 14, Township 5 South, Range 1 West, Salt
Lake Base & Meridian; thence North 89°48'52" East along the quarter section line 1045.92 feet;
thence along the arc of a 711.50 foot radius non-tangent curve to the left (radius bears: North
89°06'55" East) 370.25 feet through a central angle of 29°48'57" (Chord: South 15°47'33" East
366.09 feet); thence South 30°42'02" East 203.27 feet; thence along the arc of a 15.00 foot
radius curve to the left 19.26 feet through a central angle of 73°33'39" (Chord: South 67°28'52"
East 17.96 feet); thence South 37°08'01" East 84.85 feet; thence along the arc of a 15.00 foot
radius non-tangent (radius bears: South 10°09'49" East) curve to the left 28.94 feet through a
central angle of 110°32'13" (Chord: South 24°34'05" West 24.65 feet); thence South 78°17'56"
West 81.44 feet; thence along the arc of a 15.00 foot radius non-tangent curve (radius bears:
South 59°17'58" West) to the left 20.94 feet through a central angle of 80°00'00" (Chord: North
70°42'02" West 19.28 feet); thence South 69°17'58" West 136.74 feet; thence along the arc of a
961.50 foot radius curve to the left 168.11 feet through a central angle of 10°01'04" (Chord:
South 64°17'26" West 167.90 feet); thence South 59°16'54" West 210.33 feet to the easterly
boundary of University of Utah, Saratoga Springs Subdivision; thence along the boundary of
said subdivision the following ten (10) courses: North 30°43'06" West 77.00 feet; thence South
59°16'54" West 8.00 feet; thence along the arc of a 8.00 foot radius curve to the right 12.57 feet
through a central angle of 90°00'00" (Chord: North 75°43'06" West 11.31 feet); thence North
30°43'06" West 3.00 feet; thence South 59°16'54" West 57.00 feet; thence South 30°43'06" East
3.00 feet; thence along the arc of a 8.00 foot radius curve to the right 12.57 feet through a
central angle of 90°00'00" (Chord: South 14°16'54" West 11.31 feet); thence South 59°16'54"
West 682.97 feet; thence South 66°24'24" West 173.09 feet; thence South 59°38'35" West
72.69 feet to the point of beginning.
Contains: ±1,852,810 S.F. (±42.53 Acres)
(Gross Area)
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Business parks are comprised of low to medium density office buildings.
Business parks can also contain a small amount of light industrial and
retail uses. They provide a concentration of diverse employment
opportunities in close proximity to housing. Business parks will be
designed to be easily accessible by the freeway, major arterials, commuter
rail and integrated into the community's street network for walkability.
Business parks uses must be sensitive to and compatible with the
surrounding uses. (Saratoga Springs City Center District Area Plan)
Existing gravel road north
of parcel to remain.

Existing pond
to be removed.

Gross Area =

42.53

Net Area =

40.34

Right-of-Way =

2.19

Proposed FAR
40.34 Acres

1,634,206 Sq. Ft.

1,200,000 Sq. ft.

Proposed ERU
555

755

1,634,206

6. Open Space Plan

Existing Trails
A 12' wide trail exists along Pioneer Crossing.
This will be considered open space.

Perimeter Open Space
Refer to landscape buffer exhibits for perimeter open space.
Buffers will be considered open space.
Proposed Canal Trail
Alignment of trail to be determined with the Village Plan.
Proposed trail to be asphalt and 12' wide.

Additional Open Space
In addition to the perimeter and canal open space shown on this
page, additional open space areas will be provided within the interior
of the site that are consistent with the District Area Plan. Additional
open space areas may include connector trails, plazas, healing
gardens, fountains, water features, park lawns, or other special
uses. The location of these additional open spaces will be provided
with the submission of a Village Plan.

Canal to be buried if
allowed by Irrigation
Company

Landscape areas in excess of 300 contiguous square feet shall
be considered open space.
Each phase in the proposed Intermountain Healthcare facility will
meet the required 15-17% open space requirement. Open space
beyond the maximum is acceptable throughout the building process.
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7. Guiding Principles

7

7. Guiding Principles

Community Plan

b) Community Plan Character
1. General Landscape Guidelines
1. These landscape standards shall be used in conjunction with the Saratoga
Springs City Chapter 19.06 and 19.09 landscape and off-street parking requirements.
2. All plant material shall be adopted from the plant list located in the guiding principles
section of this Community Plan.
3. Trees and shrubs in park strips and parking islands shall be consistent with Saratoga
Springs City Code.
Decorative Stone, Accent Boulders and Edging
1. All landscape areas shall have decorative stone. No wood mulch shall be used.
2. Landscape concrete curbing or a commercial grade steel edging shall be used to separate
different size and color of decorative stone.
3. 3-4' diameter accent boulders shall be incorporated into landscape areas. Boulders
shall match neighboring decorative stone. Accent boulders shall be placed in high visibility
areas and shall not interfere with access to utilities and block signs. Boulders
shall not be placed in lawn areas.
4. Lawn areas and shrub planters shall be separated by a landscape concrete curb.
Landscape Retaining Walls
1. If retaining is needed, landscape boulders, decorative concrete, and keystone
style walls shall be used. Landscape shall be used to soften walls.
Landscape Adjacent to Buildings
1. Intermittent landscape shall be placed along long building walls.
Parking Lot Screening
1. Parking lot screening shall be accompanied by placing vegetation a minimum
of seven feet wide along street fronts with parking areas. A mixture of three foot
high deciduous and evergreen plant material shall be used for screening. A three
foot high minimum berm or wall can be used, but are not required.
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7. Guiding Principles
Community Plan
b) Community Plan Character

1. General Landscape Guidelines
Parking Island Landscaping
1. All parking islands shall receive plant material with decorative stone. Small narrow parking
islands shall be planted with shrubs and perennials. Parking islands greater than 15 feet
in width and 450 square feet may be planted with lawn. Hardy plant material shall be used
in parking lot areas.
2. Parking islands shall be planted with two medium size deciduous trees if compatible with utilities.
A mixture of medium size deciduous and evergreen shrubs shall be planted in parking islands.
Plant material shall not obstruct views for cars and pedestrians entering and leaving the
parking lot.

Monument and Sign Landscaping
1. All business signs shall receive under-story plantings. Plant material shall be a mixture of
shrubs and colorful perennials. Shrubs shall be a combination of deciduous and
evergreen to provide year round color. Lawn shall not be planted around signs. Plant
material shall be low growing to not block signs. Incorporate large groupings of colorful plant
material to draw attention to signs.
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
1. Purpose

3. Minimum Development Size

1. The contemplated development will be most aligned to the "Business Park" place type identified in
the District Area Plan as the guiding land use. The purpose of the Business Park Land Use Zone is
to allow for certain land uses that require large tracts of land in appropriate locations. Development
under the regulations should provide for office space, light manufacturing, and commercial
operations in a business park campus-type setting characterized by large buffer strips, open spaces,
landscaping, and quality site development standards. The development types provide a
concentration of diverse employment opportunities in close proximity to housing. Business Parks will
be designed to be easily accessible by major traffic arterials, mass transit and integrated into the
community's street network for workability. Business Park uses must be sensitive to and compatible
with the surrounding uses.

1. Minimum development size: Five acres for a Business Park or
medical campus

4. Setback and Yard Requirements
1. Front: As shown on Landscape buffer sections.
2. Sides: Twenty Feet
3. Rear: Twenty Feet
2. Permitted Uses
1. Specific uses should comply with the Business Park (BP) uses as permitted or conditionally
permitted as outlined in Section 19.04 of the Saratoga Springs Municipal Code with the
exception that hospitals, medical office space, medical clinics, ancillary medical support
services, shall be deemed a permitted use.
With Saratoga Springs City's population forecast to have an estimated annual growth rate of
approximately 4% over the next 50 years, combined with the population growth rates forecast
for surrounding communities, Intermountain Healthcare will need flexibility to provide several
levels / types of medical services to these growing communities over a long time horizon. The
eventual development would ultimately encompass full service medical facilities with ancillary
medical support facilities to meet the projected medical service demands of these communities.

5. Building Heights
1. Building Height: Maximum building height 125 feet based on 7 stories at
16 feet plus a penthouse / maintenance facility on top of each building of 10
feet.
2. Parking Garage Height: Maximum parking height shall be at 60 feet based
on 6 levels at 10 feet, when required.
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
6. Lighting

7. Off-street Parking Requirements

1. Section 19.11 Lighting shall govern with the exception that parking lot light
poles may include fixtures of the type and design shown below. Poles shall
be black and are permitted to be 32.5 feet in height.

Hospitals

All exterior lighting shall comply with the city of Saratoga Springs dark sky
ordinance.

Medical Office

5 Stalls/1,000 Sq. ft.

5 Stalls/1,000 Sq. ft.

Lighting at emergency entrance locations will remain lit at all times.
Specific lighting structure will be be detailed in the Village Plan.

8. Heliport

30' - 0"
32' - 6" max.

1. A heliport will be permitted providing it conforms to the U.S Department of
Transportation (USDOT) and Federal Aviation Administration (FAA) Advisory
Circular 150/5390-2C dated April 24, 2012.

9. Signage

2' - 6"

i) Requirements:
Section 19.18 sign regulations shall govern with the following exceptions that:
1) Signs consistent with the exhibits in the community plan shall
be allowed.
2) Building number signs up to (5) five feet in height will not count towards
the overall allowed signage for each building face.
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
9. Signage

ii) 20' High Max. Monument Sign:

- Intermountain Healthcare is
requesting a 20 foot maximum
sign height for all signs, net of a
support base.
- Signs shall be installed at
major accesses or one per street.
- One additional sign will be
located on Pioneer Crossing at
the northwest corner of the
project.
- Sign bases are to be monument
style and match the building
materials.
- All monument signs shall
receive under-story plantings.
Plant material shall be a mixture
of shrubs and colorful perennials.
Shrubs shall be a combination of
deciduous and evergreen to
provide year round color. Lawn
shall not be planted around
signs. Plant materials shall be
low growing to not block signs.
Incorporate large groupings of
colorful plant material to draw
attention to signs.

Sign base shall match building material

20' High Max. Monument Sign
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
9. Signage

iii) 7' High Max. Monument Sign:

- Signs shall be installed at
minor access points
- Sign bases are to be monument
style and match the building
materials.
- All monument signs shall
receive under-story plantings.
Plant material shall be a mixture
of shrubs and colorful perennials.
Shrubs shall be a combination of
deciduous and evergreen to
provide year round color. Lawn
shall not be planted around
signs. Plant materials shall be
low growing to not block signs.
Incorporate large groupings of
colorful plant material to draw
attention to signs.

7' High Max. Monument Sign
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7. Guiding Principles
c) Guiding Development Standards
9. Signage

iv) 10' High Max. Directional
Sign:
- Signs shall be installed internal
to site as needed.
- Sign bases are to be monument
style and match the building
materials.
- All directional signs shall
receive under-story plantings.
Plant material shall be a mixture
of shrubs and colorful perennials.
Shrubs shall be a combination of
deciduous and evergreen to
provide year round color. Lawn
shall not be planted around
signs. Plant materials shall be
low growing to not block signs.
Incorporate large groupings of
colorful plant material to draw
attention to signs.

10' High Max. Directional Sign
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
9. Signage
v) Building Numbering Sign:
- Building numbering shall provide easy and efficient wayfinding
throughout the overall campus.
- Building number signs shall be 3', 4' or 5' in height.

- Building numbering shall be illuminated.
- Building number signs up to (5) five feet in height will not count
towards the overall allowed signage for each building face.
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
10. Design Philosophies and Use of Materials
In accordance with its desire to promote healthy communities, Intermountain Healthcare upholds a design philosophy that encourages aesthetic harmony with the surrounding environment. The design of
Intermountain facilities should enhance the patient experience, as well as simultaneously being timeless and contemporary. As generations, or phases, of Intermountain facilities have developed over time, the
underlying principle of promoting a healing environment is always present. This is accomplished by clean, contemporary lines, careful selection and coordination of exterior materials, and appropriate exterior color
schemes. Classic design principles of scale, proportion, rhythm, solid/void, and symmetry are to be employed to enhance the timeless quality of an Intermountain facility. Exterior massing and material selections
should carefully consider the immediate environs, the rural or urban nature of the site, the local surroundings and history, and the budget. The exterior design should reflect the interior function and spaces, and
continue to look leading edge after architectural styles have changed several times. Each new facility should be perceived as part of the family of existing Intermountain facilities. The design should employ
materials that are cost-effective, attractive, durable, and avoid evoking feelings of a “gold-plated with your health care dollars” image to the public. Mechanical and support spaces are to be located out of public
view whenever possible, with simple, clean building elements that work with the overall architectural massing. Exterior canopies shall be designed to accommodate emergency vehicles (fire engines, ambulances,
etc). The following images represent the design philosophies of similiar Intermountain Healthcare facilities located throughout the Wasatch Front and the State of Utah.
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
10. Design Philosophies and Use of Materials
The design philosophies and use of materials at this site will be consistent with the City's Design Guidelines. This would include using a variety of building material on the facade. The use of the primary building
material shall not comprise more than 70% of the total facade material. As shown in these photographs, there is a varied mixture of outside building materials with plenty of glazing to allow for natural light.
Intermountain Healthcare evaluates specific building design and exterior materials on an individual basis depending on land size, topography, and a harmonious architectural theme which supports the City's Design
Guidelines.
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7. Guiding Principles
Community Plan
c) Guiding Development Standards
10. Design Philosophies and Use of Materials
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8. Utility Capacities
Community Plan
Maximum Allowable Equivalent Residential Units Calculations

Secondary Water / Irrigation Water

The Saratoga Springs City Center District Area Plan grants the right to develop, in accordance with
Section 19.26.130 of the City Code, 16,000 housing units and 10 million gross square feet of
non-residential uses, at the discretion of the land owner, which includes the rights to develop 20,620
equivalent residential units in accordance with the previously executed water agreement. This implies
that for non-residential uses there are 4,620 available equivalent residential units. Therefore, 1
equivalent residential unit is available for every 2,164.5 square feet of non-residential gross floor area.
Table 6.1 shows the maximum allowable equivalent residential units for this development. These are
just planning level numbers, water dedications, and impact fees. Utility user rates will be determined
during site plan and building permit stages.

The Saratoga Springs City Center District Area Plan lists the range of open space for a Business Park
between 15 and 17%. This Community plan assumes an open space of 17%. This equates to a
maximum open allowable open space of 6.87 acres for this development. A 12 inch secondary water
main installed in Medical Drive will provide irrigation water for this development. The Saratoga Springs
City Impact Fees Facility Plan was used to determine the secondary water demand for source, storage,
and water shares.
The proposed level of service for source in the Secondary Water System is 7.5 gpm per irrigated acre.
For 6.87 acres the required source demand is estimated at 51.5 gpm.
The proposed level of service for storage in the Secondary Water System is 9,216 gallons per irrigated
acre. For 6.87 acres the the required storage volume is 63,314 gallons.

40.34 Acres
0.93
1,634,206 Sq. Ft.

The proposed level of service for water rights is 3.13 acre-feet per irrigated acre. The water rights for
6.87 acres is 21.5 acre-feet per year.

755 ERU

Table 6.1: Equivalent Residential Unit Calculations
Culinary Water

Sanitary Sewer

Culinary water usage records were obtained from two existing Intermountain Healthcare facilities
located in Riverton and American Fork to help estimate the water demands for the proposed Saratoga
Springs campus. The provided records indicated the yearly consumption in gallons from 2012 to 2016.
The overall building square footage was also provided for each campus along with the net developed
acreage. The highest annual culinary water usage per square foot occurred during 2016 at the
American Fork Campus. The American Fork Campus has a combined building area of 438,418 square
feet and consumed 14,387,000 gallons (1,923,262 cu. ft.) of water in 2016. This is equivalent to 4.39
cubic feet of water per square foot of building. IHC is proposing a maximum combined building area of
1,200,000 square feet for their Saratoga Springs campus. Multiplying the maximum area by 4.39 cu. ft.
yields an estimated yearly water consumption of 5,268,000 cu. ft. (120.9 acre-feet) of water. Per Title
8 of Saratoga Springs Municipal Code 0.45 acre-feet shall be secured for each equivalent residential
connection (ERC). Assuming that the Saratoga Springs campus would have similar culinary water
usage as their American Fork campus, then the total required number of ERC’s would be 120.9
ac-ft/0.45 ac-ft or 269 ERCs.

Sanitary sewer for this development will connect to a 12 inch sewer main located in Medical Drive.
Sanitary sewer requirements were based on the recommendations outlined in the Saratoga Springs
Sewer Capital Facilities Plan. The plan recommends that the projected unit flow rate for planning be
based on the historic flow rate of 255 gpd/ERC. When I&I is removed and indoor consumption is
accounted for the indoor water use is closer to 246 gpd/ERU. The estimated water flow for this project is
5,268,000 cubic feet per year which is equivalent to 108,000 gallons per day. This equates to 439 sewer
ERUs. 439 sewer ERUs multiplied by the historic flow rate of 255 gpd/ERC is 111,900 gallons per day.
Storm Drain
Storm water from this development will be routed into what is currently being proposed as a 15 inch
diameter storm drain pipe in Medical Drive. The 15 inch pipe will drain into the University of Utah
community-planned property. The maximum allowable storm water discharge for this property is 0.1
cfs/acre. For the 40.34 acre development the maximum allowable storm water discharge will be 4.03
cubic feet per second.

The property will be served by the Zone 1 drinking system; however, Zone 1 does not have sufficient
pressure to supply water to multi-story buildings. The property is also adjacent to the Zone 2 drinking
system which has much higher pressures. Possible solutions to this issue would be to connect to the
Zone 2 system or provide pumps.
High rise buildings are typically Type I-A or I-B construction. Per the 2015 International Fire Code a
building may have up to a 75% reduction to the required fire flow if the building has fire sprinklers;
however, the reduced fire flow cannot be less than 1,000 gpm. The required fire flow for any Type I
building with 295,901 square feet or greater shall have a required fire flow of 6,000 gpm with a flow
duration of 4 hours. A conservative fire flow reduction of 33% is assumed due to the building having
fire sprinklers. Therefore the required fire flow is estimated at 4,000 gpm for 4 hours. This equates to
a required system water storage of 960,000 gallons.
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8. Utility Map
Community Plan

Utility Legend
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9. Conceptual Plans
Community Plan

a) Thoroughfare / Pedestrian Network Plan
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Proposed 5.0' Sidewalk
Proposed 12.0' Canal Trail
(Alignment of trail to be determined
with the Village Plan)

Internal circulation and thoroughfares will be
shown in detail with the Village Plan submittal.

9. Conceptual Plans
Community Plan

b) Vehicular Site Access Plan
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11. Additional Elements

Community Plan

a. Physical Characteristics

b. Findings Statement

Waterways
1. The Intermountain Healthcare Community Plan is generally consistent with the goals,
objectives, and policies of the District Area Plan (DAP). Using the business park place
type as a guide the community plan has been created to allow for development of a
medical style campus that is in harmony with the DAP guidelines. Intermountain
Healthcare's design philosophy encourages aesthetic harmony with the surrounding
environment.

A canal extends through the northwest portion of the property.
An irrigation pond exists just east of the canal along the north
boundary of the site.
The Utah Lake distributing Canal will be placed underground if
approved by Irrigation Company. The irrigation pond will be
removed when the site develops.

2. The Intermountain Healthcare Community Plan contains sufficient standards to guide
the creation of innovative design that responds to unique conditions.

Fault Lines and geological Information
3. The Intermountain Healthcare Community Plan is compatible with the surrounding
development and properly integrates land uses and infrastructure with adjacent
properties. The U of U Medical Center Community Plan is being developed directly
south which is compatible with this plan.

The site is located in an area mapped as having a "low to
moderate" potential for liquefaction (Anderson and others, 1994).
The soil type most susceptible to liquefaction during a large
earthquake is loose, clean sand. The liquefaction potential for
soil decreases with an increase in fines content and density.

4. The Intermountain Healthcare Community Plan includes adequate provisions for
utilities, services, roadway networks, and emergency vehicle access. Public streets will
be constructed to the east and south. Pioneer Crossing exists to the west. Future
connections are planned to Commerce Drive, Redwood Road and Market Street.
These improvements will provide utilities and emergency access necessary for this
development.

Liquefaction is not considered a hazard at the site because the
water table is more than 30 feet below grade.
The subsurface soils correspond with site class D.
There are no mapped active faults extending through the site.
The closest mapped active fault to the site is the Wasatch fault
located approximately 9.5 miles to the east (UGS, 2017)

5. The Intermountain Healthcare Community Plan is consistent with the guiding
standards. It incorporates the place type from the DAP and provides additional
guidance on developing a medical campus in harmony with the surrounding
developments.

Slopes

6. The Intermountain Healthcare Community Plan contains the required elements
required by section 19.26.07 of the Planned Community Zone.

The site currently slopes from the west to east at approximately
3% with the exception of the existing canal. No slopes exist on
the site that are greater than 30%.

7. The Intermountain Healthcare Community Plan meets the minimum required open
space on the adopted DAP.

Canal and Detention
The 40 acre parcel contains a canal that runs through the
northwest portion of the property. This will be placed underground
if approved by the Irrigation Company. Information for on-site
detention and retention of storm water will be detailed in the
Village Plan.
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11. Additional Elements

Community Plan

c. Environmental Issues

d. Compliance Statements
The development will be governed by agreements between the
city and owner. Open space will be improved as each phase of
the development occurs. Standards from this Community Plan
will be used as the guideline for future village plans that will
further define and shape the development.

Phase l Environmental Site Assessment was performed on the Undeveloped
42-Acre Parcel property located at 34 West Market Street in Saratoga Springs,
Utah. The purpose of the Phase l Environmental Site Assessment was to identify,
to the extent feasible pursuant to the processes described in ASTM E 1527-13,
recognized environmental conditions 1 in connection with the subject property.
The subject property consists of approximately 42.3 acres of vacant agricultural
land with an irrigation canal present near the western boundary of the property,
an unpaved gravel road running along the northern property boundary, and a new
four lane road (Pioneer Crossing) running along the western property boundary.
At the time of the site reconnaissance, no evidence of recognized environmental
conditions on the property were observed.
According to the current property owner, the subject property has historically
been used for agricultural production. The subject property has been owned by
Suburban Land Reserve, the current owner or affiliated organizations of the
Corporation of the Presiding Bishop of the Church of Jesus Christ of Latter day
Saints for approximately 21 Years.
The subject property was identified as a former leaking underground storage tank
site, known as the Saratoga West Crops Project canal Pump (Facility ID 1000677,
Release EHYY). During removal of 3,000-gallon diesel underground storage tank
of January 14,1993, closure samples indicated a release of diesel to soil at a
concentration of 203 milligrams per kilogram (mg/kg) at the north end of the
underground storage tank. The impacted area was over excavated and
approximately 128 Cubic yards of soil was aerated at an off-site concrete silage
pad. Soil samples collected at the limits of the excavation were below laboratory
detection limits for diesel-related petroleum hydrocarbons. Utah department of
Environmental Response and Remediation issued a "No Further Action" letter in
April 1995. The release from the former underground storage tank on the subject
property would be considered an historical recognized environmental condition.
One leaking underground storage tank site was identified on the east adjoining
property. The site has received regulatory closure. Based on regulatory agency
records, the identified release would not be expected to have impacted the
subject property.
1

The presence or likely presence of any hazardous substance or petroleum products in, on, or at a property (1) due to a
release to the environment; (2) under conditions indicative of a release to the environment, or (3) under conditions that
pose a material threat of a future release to the environment (ASTM E 1527-13).
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ORDINANCE NO. 21- 41 (10-5-21)
AN ORDINANCE OF THE CITY OF SARATOGA SPRINGS,
UTAH,
APPROVING
THE
INTERMOUNTAIN
HEALTHCARE
VILLAGE
PLAN
1
OF
THE
INTERMOUNTAIN HEALTHCARE COMMUNITYPLAN
WHEREAS, the City approved the Intermountain Healthcare Community Plan
(“Community Plan”) and on February 6, 2018, which vested the Developer with 1,200,000
Equivalent Residential Units (“ERUs”); and
WHEREAS, Intermountain Healthcare (“Developer”) has applied for approval of
Intermountain Healthcare Village Plan 1 (“Village Plan”) with 48.61 ERUs pursuant to Chapter
19.26 of the Land Development Code (“Application”); and
WHEREAS, on September 30, 2021, the Planning Commission, after a duly-noticed
public hearing, reviewed the Application and forwarded a positive recommendation to the City
Council as required by Section 19.13.04 of the City Code; and
WHEREAS, after due consideration in a public meeting held on October 5, 2021,
including due consideration of the public comment to and the recommendation from the
Planning Commission, the City Council wishes to approve the Application; and
WHEREAS, the City Council, in exercising its legislative authority under Utah Code
Annotated § 10-9a-101, et seq., has determined that approving the Application furthers the
health, safety, prosperity, security, and general welfare of the residents and taxpayers of the City.
NOW THEREFORE, after due consideration of the Application and the
recommendation from the Planning Commission, including all public comment made at the
Planning Commission public hearing, the City Council of the City of Saratoga Springs, Utah
hereby ordains as follows:
SECTION I – ENACTMENT
The Intermountain Healthcare Village Plan, attached hereto as Exhibit A and
incorporated herein by this reference, is hereby approved and enacted, subject to the City
Council’s adopted findings and conditions of approval.
SECTION II – AMENDMENT OF CONFLICTING ORDINANCES
If any ordinances, resolutions, policies, or zoning maps of the City of Saratoga Springs
heretofore adopted are inconsistent herewith they are hereby amended to comply with the
provisions hereof. If they cannot be amended to comply with the provisions hereof, they are
hereby repealed.
SECTION III – EFFECTIVE DATE

This ordinance shall take effect upon its passage by a majority vote of the Saratoga Springs
City Council and following notice and publication as required by the Utah Code.
SECTION IV – SEVERABILITY
If any section, subsection, sentence, clause, phrase, or portion of this ordinance is, for any
reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision
shall be deemed a separate, distinct, and independent provision, and such holding shall not affect
the validity of the remaining portions of this ordinance.
SECTION V – PUBLIC NOTICE
The Saratoga Springs Recorder is hereby ordered, in accordance with the requirements of
Utah Code § 10-3-710—711, to do as follows:
a. deposit a copy of this ordinance in the office of the City Recorder; and
b. publish notice as follows:
i. publish a short summary of this ordinance on the Utah Public Notice
Website created in Utah Code § 63F-1-701; or
ii. post a complete copy of this ordinance in 3 public places within the City.
ADOPTED AND PASSED by the City Council of the City of Saratoga Springs, Utah,
this 5th day of October, 2021.

Signed: _____________________________
Jim Miller, Mayor

Attest: ______________________________
Cindy LoPiccolo, City Recorder

VOTE
Chris Carn
Michael McOmber
Ryan Poduska
Chris Porter
Stephen Willden

_____
_____
_____
_____

EXHIBIT A
Village Plan

MINUTES – Planning Commission

Thursday, September 30, 2021
City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

PLANNING COMMISSION MEETING MINUTES – DRAFT COPY

5

10

Call to Order - 6:00 p.m. by Chairman Troy Cunningham
Present:
Commission Members: Bryce Anderson, Reed Ryan, Troy Cunningham, Ken Kilgore, Bryce McConkie, Josh
Wagstaff
Staff: Dave Stroud, Planning Director; Fredric Donaldson, Assistant City Attorney; Daniel McRae, Assistant
City Engineer; Nicolette Fike, Deputy Recorder.
Others: Rick Frerichs, Dan Kohler. Krisel Travis, Elizabeth Cole
Excused: Commissioner Audrey Barton
1. Pledge of Allegiance - led by Commissioner Wagstaff.
2. Roll Call – A quorum was present.
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3. Public Input – No public comments were made.
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4. Public Hearing: IHC Village Plan 1 in the IHC Community Plan. Located approximately the NE
corner of Medical Dr. and Pioneer Crossing. Rick Frerichs as applicant.
Planning Director Dave Stroud presented the plans. Village Plan 1 consists of approximately 40.44 acres and
proposes using 48.61 Equivalent Residential Units consisting of a variety of buildings to house medical
services.
Rick Frerichs and Dan Kohler were present as applicant.

25

Public Hearing Open by Chairman Troy Cunningham. . Receiving no public comment, the public hearing
was closed by the Chair.
Commissioner Kilgore received clarification from Engineering that staff did not anticipate any issues with the
sewer capacity.

30

35

Commissioner Ryan shared concern about the Open Space plan and the irrigation canal. Planning Director
Dave Stroud advised it would be up to the canal owner for burial, typically staff recommends burial.
Commissioner McConkie received clarification from Planning Director Dave Stroud that the sign heights had
been approved with the Community Plan and were necessary for way-finding for the nature of the hospital.
Commissioner Cunningham was glad to see this project moving forward in the City.

40

45

Motion made by Commissioner Anderson that based upon the information and discussion tonight, I
move to forward a positive recommendation to the City Council regarding IHC Village Plan 1, with
the findings and conditions in the staff packet. Seconded by Commissioner McConkie. Aye: Bryce
Anderson, Troy Cunningham, Ken Kilgore, Bryce McConkie, Reed Ryan, Josh Wagstaff. Motion
passed 6 - 0.
5. Public Hearing: Northshore Commercial General Plan Amendment from Regional Commercial &
Light Industrial to Office Warehouse, and Rezone from Regional Commercial and Mixed Residential
to Office Warehouse. Located at 653 N. Saratoga Rd., Elizabeth Cole as applicant.
Planning Director Dave Stroud presented the item. The applicant requests the City amend 22.23 acres, this
would permit the construction, of the site and buildings as shown on the concept plan.
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Elizabeth Cole and Krisel Travis were present for applicant. Ms. Cole noted they have applicants that would
like to come to this area. She clarified the height they were asking for was 40’ rather than 35’. They are
working currently with staff to get the clearances they need for the standard equipment. She noted it was
industry standard.
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Public Hearing Open by Chairman Troy Cunningham. . Receiving no public comment, the public hearing
was closed by the Chair.
Commissioner Wagstaff received clarification from Planning Director Dave Stroud on the allowed industrial
square footage.
Commissioner Kilgore did not have a problem with the height but wanted to make sure it was ironed out in
the agreements. Planning Director Dave Stroud advised that they were working on the Development
Agreement currently which will be reviewed by City Council.

65

70

75

80

Commissioner Anderson shared concern about construction traffic on Pioneer Crossing and received
clarification from Assistant City Engineer Dan McRae that a traffic study would be done at the site plan stage
of the project. Krisel Travis noted that they did consider Regional Commercial traffic when they did the
overall Community/Village Plan. This would be less traffic than that would have been. The roads are being
widened per the impact they are putting in the area for the whole project.
Commissioner McConkie shared concern about the buffer between home and this project and received some
clarification from Planning Director Dave Stroud and Krisel Travis on what other projects were adjacent. He
advised there would be proper separation such as concrete walls where necessary and space from buildings.
Staff also noted that just south would be a wider collector route. Krisel Travis advised where they have raised
the flood-plain considerably and it would be above this property.
Commissioner Ryan received clarification on current zoning of Regional Commercial and felt either way it
would be a large commercial style development, this seemed more fitting in this area. Krisel Travis noted the
motivation for the rezone was based on interest from potential developers.
Commissioner Cunningham noted his approval for this rezone and felt it would be better traffic-wise for the
community than some larger Regional Commercial business might be like a big-box store.
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Motion made by Commissioner McConkie to recommend approval to the City Council to amend the
General Plan Land Map from Light Industrial and Regional Commercial to Office Warehouse and
Rezone from Mixed Residential and Regional Commercial to Office Warehouse on ~22.23 acres at
653 N. Saratoga Rd. as outlined in Exhibit 1 with the findings and conditions in the staff report dated
September 23, 2021. Seconded by Commissioner Kilgore. Aye: Bryce Anderson, Troy Cunningham,
Ken Kilgore, Bryce McConkie, Reed Ryan, Josh Wagstaff. Motion passed 6 - 0.
6. Commission Comments.
Commissioners commented on the need for the building height request, it might be worth looking into
industry standards on that and possibly increasing the height allowance.
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7. Director’s Report. – Planning Director Dave Stroud advised of upcoming agenda items.
8. Possible motion to enter into closed session – No closed session was held.
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9. Meeting Adjourned Without Objection at 6:47 p.m. by Chairman Troy Cunningham.
____________________________
Date of Approval

________________________
Planning Commission Chair
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___________________________
Deputy City Recorder
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City Council
Staff Report
Northshore Commerce Center General Plan Amendment and Rezone
 Regional Commercial and Light Industrial to Office Warehouse Land Use
 Mixed Residential and Regional Commercial to Office Warehouse Rezone
October 5, 2021
Public Meeting
Report Date:
Applicant:
Owner:
Location:
Major Street Access:
Parcel Number(s) & Size:
Land Use Designation:
Parcel Zoning:
Adjacent Zoning:
Current Use of Parcel:
Adjacent Uses:
Previous Meetings:
Previous Approvals:

Land Use Authority:
Planner:

A.

September 28, 2021
Wadsworth Development Group, LLC, Elizabeth Cole, agent
DR Horton
653 North Saratoga Road
Pioneer Crossing
47:379:0003, 13.42 acres and 47:379:0004, 8.81, 22.23 acres total
RC and MR
Regional Commercial and Mixed Residential
County, Lehi, Mixed Residential
Vacant
Vacant, Single-family
September 30, 2021, Planning Commission
Northshore Neighborhood Plan approved September 2018
Amendments on October 2019, December 2019, February 2020,
September 2020, February 2021, May 2021
City Council
David Stroud, AICP, Planning Director

Executive Summary: The applicant requests the City amend 22.23 acres of the General Plan
Land Use map from Regional Commercial and Light Industrial to Office Warehouse and change
the zone from Mixed Residential and Regional Commercial to Office Warehouse. This would
then permit the construction, or similar, of the site and buildings shown on the concept plan as
Exhibit 3.
Staff Recommendation: Staff recommends the City Council conduct a public meeting, discuss the
proposed General Plan land use map amendment and rezone and approve the request. The
Planning Commission recommendation is contained in Section H of the staff report. Options in
Section H of this report include continuation or denial.
David Stroud, AICP, Planning Director
dstroud@saratogaspringscity.com
1307 North Commerce Drive, Suite 200 • Saratoga Springs, Utah 84045
801-766-9793 x107 • 801-766-9794 fax

B.

Background: The subject property is currently platted as Lot 3 and Lot 4 of Northshore
Commercial Subdivision, which was approved and platted in October 2020. Lot 4 (MR zoned lot)
was subject to a development agreement requirement to be marketed as Neighborhood
Commercial for a period of two years. The potential user sees value in both lots rezoned to OW
and used as an office warehouse site. The property adjacent to the south and west of Lot 4 is in
the process of residential development under the Northshore Neighborhood Plan. Uses have
been identified in the Development Agreement at Not Permitted. There has been discussion
among staff to add Storage, Self-Storage, or Mini Storage Units to the list of not permitted uses.
If the City Council desires, the use can be permitted, permitted with a limited acreage, not
permitted. This should also be discussed. The applicant is not proposing any storage units but the
OW zone permits such use.

C.

Specific Requests: General Plan Land Use Map amendment from Light Industrial and Regional
Commercial to Office Warehouse and rezone from Mixed Residential and Regional Commercial
to Office Warehouse. The question to be addressed by the City Council is whether or not this
location is suitable for the proposed land use and zone.

D.

Process:
Rezone and General Plan Amendment
The table in Section 19.13.04 outlines the process requirements of a General Plan amendment
and/or rezone request. A public hearing is required with the Planning Commission who then
make a recommendation to the City Council. The City Council shall then either approve, continue,
or deny the request.
Concept Plan
Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”
Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The review shall be for
comment only, no public hearing is required and no recommendation or action made.
A concept plan has been submitted with the rezone application and has been included with this
staff report. The concept plan is non-binding and does not address all concerns or requirements
of the Land Development Code. A concept review is meant to understand the intent of the
rezone and the future development plans of the applicant. High-level issues are reviewed such as
density, landscaping percentage, road design, etc. Specific details relating to landscaping,
elevations, and others are typically not reviewed at the concept level.

E.

Community Review: This item was noticed in the Daily Herald as a Planning Commission public
hearing and a notice was sent to property owners within 300 feet of the subject property. As of
the date of this report no comments have been received by the public. Email comments may be
submitted or public may choose to attend the Planning Commission meeting. The notice has also
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been posted in the City building, www.saratogspringscity.com, and at the State notice website
www.utah.gov/pmn/index.html.
F.

General Plan: The land use designation of the property is Light Industrial and Regional
Commercial. The applicant’s request to change the zone from Mixed Residential and Regional
Commercial to Office Warehouse is not consistent with the intent of the land use designation of
Light Industrial and Regional Commercial so the land use map is to be amended to coincide with
the desired zone.
Regional Commercial of the General Plan is defined as:
These areas generally should include a variety of retail uses including big box
retail configured in developments that provide excellent vehicular access to and
from major transportation facilities. They should include special urban
improvements to make rich and enjoyable public spaces. To promote foot traffic,
these areas should be compact and include a safe pedestrian environment and
access to a multi-modal transportation network. Residential developments at
higher densities in neighborhoods that still maintain a suburban character.
Developments in these areas should be constructed with urban streets and
useable recreation features and lands.
Light Industrial of the General Plan is defined as:
Areas characterized as fabrication, light manufacturing, warehousing, and some
commercial uses. These areas are generally located close to regional
transportation networks. Zoning in industrial areas should be separated into
multiple zones based on the level of intensity and only the lightest industrial
uses should be located near residential development
Office Warehouse of the General Plan is defined as:
The Office Warehouse designation accommodates uses that permit a blend of
warehousing and offices uses within a campus-like setting. This category allows
for a mix of flex, high-tech space, and production uses. Generally, it is accessed
off collector streets near highways; it should be convenient to transit access
when feasible.
Staff conclusion: Complies. Office Warehouse is an appropriate zone if implemented by the
Regional Commercial General Plan land use designation.

G.

Code Criteria:
Rezone requests are legislative decisions. Therefore, the City Council has significant discretion
when making a decision on such requests. Because of this legislative discretion, the Code criteria
below are guidelines and are not binding.
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19.17.03. Planning Commission and City Council Review.
1. The Planning Commission reviews the petition and makes a recommendation to the City
Council within 30 days of the receipt of the petition. Staff finding: consistent.
Review and submission of necessary items required a review process longer than 30 days
due to the staff workload.
2. The Planning Commission shall recommend approval of the proposed amendments only when
it finds the proposed amendment furthers the purpose of the Saratoga Springs Land Use Element
of the General Plan and this Title. Staff finding: consistent.
The Land Use Plan identifies desired land uses for all areas within the City of Saratoga
Springs and provides a framework to guide future planning for the community—where people
live, work, play, and shop. It supports a variety of land uses that can continue to make Saratoga
Springs an attractive place to live and work, while preserving Saratoga Springs’ small-town
charm. Stable and peaceful single-family neighborhoods are the “building block” of the
community, with a mix of smaller and denser residential units in appropriate locations to help
diversify the housing stock. Employment areas accommodate a diverse array of businesses and
support well-paying jobs. The land use element of the General Plan indicates Regional
Commercial and Light Industrial as the proposed land use. However, the General Plan is not a
static document and subject to review and change when appropriate.
3. The Planning Commission shall provide the notice and hold a public hearing as required by
Utah Code. For an application which concerns a specific parcel of property, the City shall provide
the notice required by Chapter 19.13 regarding a public hearing. Staff finding: consistent.
All required notices in compliance with State and local laws were sent or posted informing
the public of the Planning Commission public hearing. The public hearing was (will be) held on
September 30, 2021. City Council will receive this report before Planning Commission action.
Planning Commission minutes or a Report of Action will be sent to the City Council on October 1.
19.17.04. Gradual Transition of Uses and Density.
It is the policy of the City Council, through exercising its zoning authority, to: (a) transition high
intensity uses to help prevent the impacts of high density uses on low density areas; and (b) to
limit inconsistent uses being located on adjacent parcels. The City Council may implement this
policy using its zoning powers. Through amendments to the General Plan and the Zoning Map,
the City Council intends to apply the following guidelines to implement this policy:
1. Residential lots, parcels, plats, or developments should not increase by more than 20% of
density as compared to adjacent lots, zones, parcels, plats, or developments to enable a gradual
change of density and uses. To appropriately transition, new lots should be equal to or larger
than immediately adjacent existing platted lots.
2. Exceptions
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a. The City should avoid allowing high intensity uses (e.g., commercial, industrial, multifamily structures, etc.) adjacent to lower intensity uses (e.g., single family, low density
residential, etc.), however may allow these uses to be located adjacent to each other if
appropriate transitions and buffers are in place. Appropriate buffers and transitions
include a combination of roadways, landscaping, building orientation and facades,
increased setbacks, open spaces, parks, and trails.
3. Despite these guidelines, the City Council recognizes that it will become necessary to allow
high intensity next to low intensity uses in order to allow for the implementation of multiple
zones in the City. The City Council should use their best efforts to limit inconsistent uses and
zones being located on adjacent parcels and to mitigate inconsistent uses and zones through
transitions and buffers. Staff finding: consistent.
The proposed rezone and development is adjacent to Mixed Residential density. The
impact of Office Warehouse can be mitigated with landscaping how the building is sited on the
property and other elements. Staff requests in the Development Agreement that the applicant
install an eight (8) foot masonry wall adjacent to, but no across the street, from any MR zoned
property.
19.17.05. Consideration of General Plan, Ordinance, or Zoning Map Amendment.
The Planning Commission and City Council shall consider, but not be bound by, the following
criteria when deciding whether to recommend or grant a General Plan, ordinance, or zoning map
amendment:
1. The proposed changes will conform to the Land Use Element and other provisions of the
General Plan. Staff finding: consistent, if approved.
The changes proposed are compatible with the surrounding land uses and the proposed
zone of Office Warehouse is implemented by the Office Warehouse land use.
2. The proposed changes will not decrease or otherwise adversely affect the health, safety,
convenience, morals, or general welfare of the public. Staff finding: complies.
No adverse consequences are anticipated by the changing the zone from Regional
Commercial and Mixed Residential to Office Warehouse.
3. The proposed changes will more fully carry out the general purposes and intent of this Title
and any other ordinance of the City. Staff finding: complies.
The purpose of Title 19 is to preserve and promote the health, safety, morals,
convenience, order, fiscal welfare, and the general welfare of the City, its present and future
inhabitants, and the public generally. The proposed development will comply with Title 19.
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4. In balancing the interest of the petitioner with the interest of the public, community interests
will be better served by making the proposed change. Staff finding: complies.
The property has been identified on the General Plan land use map as Light Industrial and
Regional Commercial and the proposed land use map amendment and rezone is compatible with
the General Plan, surrounding property, zones, and approved development; and
5. Any other reason that, subject to legislative discretion of the City Council, could advance the
general welfare.
Concept Plan Review
Section 19.17.02 states “Petitions for changes to the City’s Zoning Map for all land use zones may
be accompanied by an application for Concept Plan Review or Master Development Agreement
approval pursuant to Chapter 19.13 of this Code.”
Per Chapter 19.13 of the City Code, the process for a Concept Plan includes an informal review of
the Concept Plan by both the Planning Commission and the City Council. The reviews shall be for
comment only, no public hearing is required and no recommendation or action made. The
following is a review of the general standards required of the RC zone.
19.04.10. Land Use Regulations, Non-Residential and Mixed Use Zones
Category to be reviewed
(assuming OW)
Minimum Development
Size

Regulation

Determination

How

40,000 square feet

Complies

22.23 acres

Minimum Lot Size

20,000 square feet

Complies

5.99 acres minimum
size

Setbacks

Front – 20; interior
side – height of
building; rear – 30
feet; street side – 20
feet
35 feet

Complies

Exceed minimums

Does Not Comply

Minimum Building
Separation

20 feet

Complies

40 feet to be approved
by City Council via a
Development
Agreement
Exceeds minimum

Minimum Lot Width

70 feet

Complies

Exceeds minimum

Maximum Lot Coverage

50%

Complies

36% greatest lot
coverage

Maximum Height of
Structures
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H.

Planning Commission Recommendation:
I move to approve the request to amend the General Plan Land Map from Light Industrial and
Regional Commercial to Office Warehouse and rezone from Mixed Residential and Regional
Commercial to Office Warehouse on ~22.23 acres at 653 North Saratoga Road as outlined in
Exhibit 1 with the findings and conditions in the staff report dated September 28, 2021:
Findings
1. The General Plan Land Use Map is proposed to be amended from Light Industrial and
Regional Commercial to Office Warehouse as outlined Section G of this report.
2. The Zone Map is proposed to be amended from Mixed Residential and Regional
Commercial to Office Warehouse in compliance with the proposed General Plan Lane
Use Map amendment.
3. The General Plan Land Use Map amendment and rezone will not result in a decrease
in public health, safety, and welfare as outlined in the findings for approval in Section
G of this report.
4. The Rezone is consistent with Chapter 19.17 of the Code, as articulated in the findings
for approval in Section G of this report.
Conditions:
1. The Northshore Commerce General Plan land use map amendment and rezone is
approved as shown in the attachment to the Staff report as Exhibit 1.
2. All conditions of the City Engineer shall be met, including but not limited to those in
the Staff report as Exhibit 2.
3. All other Code requirements shall be met.
4. A site plan shall be applied for to comply with the standards contained in the Land
Development Code for such a request and any items contained with a City Council
approved Development Agreement.
5. The rezone shall not be approved until the signed development agreement is
recorded with Utah County.
6. Any other conditions or changes as articulated by the City Council:
_____________________________________________________________________.
Alternative 1 – Continuance
The City Council may also choose to continue the item. “I move to continue the Northshore
Commerce request to another meeting on [DATE], with direction to the applicant and Staff on
information and/or changes needed to render a decision, as follows:
1. ______________________________________________________________
2. ______________________________________________________________
Alternative 2 – Denial
The City Council may also choose to deny of the request regarding the application. “I move to
deny the Northshore Commerce request with the findings below:
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1. The Northshore Commerce request is not consistent with the General Plan, as
articulated by the City Council:
_______________________________________________________________, and/or,
2. The Northshore Commerce request is not consistent with Section [?] of the Code, as
articulated by the City Council:
_____________________________________________________________________.
J.

Exhibits:
1. Proposed General Plan Land Use Map Amendment and Zone Change
2. City Engineer’s Staff Report
3. Concept Plan
4. Draft Development Agreement
5. PC Minutes (to follow after PC meeting on September 30)
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Exhibit 1 – Current Land Use Designation of Light Industrial
and Regional Commercial to Office Warehouse
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Exhibit 1 – Current Zoning of Mixed Residential and Regional
Commercial to Office Warehouse

- 10 -

Exhibit 2 – Engineer’s Staff Report
Staff Report
Author: Jeremy Lapin, City Engineer – Public Works Director
Subject: Northshore Commercial – Concept Plan
Date:

September 9, 2021

Type of Item:

Concept Plan Review

Description:
A.
Topic: The applicant has submitted a concept plan application. Staff has reviewed the submittal and
provides the following recommendations.
B.

Background:
Applicant:
Request:
Location:
Acreage:

C.

Elizabeth Cole
Concept Plan
Lazaret Ave and 1200 East
22.25 acres - 3 lot

Recommendation: Staff recommends the applicant address and incorporate the following items into the
development of their project and construction drawings.
1. The City has insufficient information at this time to determine what project and system improvements
will be necessary to service the developer’s property. As a result, this review does not reserve utility
system capacity. Prior to, concurrent with, or subsequent to Final Plat Approval, the developer will be
required to install all required infrastructure to service the property. In addition to all required project
improvements, the developer may also be required to install any and all system improvements,
subject to required impact fee credits.
2. A portion of the property may be in a FEMA SHFA. The applicant may need to obtain a LOMR-F to
remove the property from the floodplain.
3. Access spacing must meet City’s Standard on Lazaret Ave and on Saratoga Rd.
4. Accesses on the Lazaret Ave must line up with existing approved accesses and with Northshore DR.
5. There is an existing deficiency where the Northshore storm drain connects to the existing Lehi Storm
Drain. These storm drain issues in the Lehi must be resolved before additional connections can be
made or plans approved for further connections that will ultimately end up in the Lehi Storm Drain.
6. Developer dedicate and improve the half-width of Saratoga Road meeting an 85-ft ROW Cross section
(42.5-ft half width). This shall include at a minimum, half of a 14-ft center turn lane, 2 11-ft travel
lanes, a 2.5-ft curb/gutter, 6-ft park strip, and 5-ft sidewalk.
7. Developer shall extend City Utilities including Drinking Water, Irrigation, Sewer, and Storm Drain to
the North Property boundary to facilitate inter-connections with adjacent properties.
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Exhibit 3 – Concept Plan

Utah County jurisdiction

MR zone in development review
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Exhibit 4 – Draft Development Agreement
WHEN RECORDED RETURN TO:
Saratoga Springs City Recorder
1307 N. Commerce Drive, Suite 200
Saratoga Springs, UT 84045
With a copy to:
Wadsworth Acquisitions, LLC
Attn: R. Roman Groesbeck
166 East 14000 South, Suite 210
Draper, UT 84020

DEVELOPMENT AGREEMENT
THIS DEVELOPMENT AGREEMENT ("Agreement") is made and entered into on _________,
20__, by and between the City of Saratoga Springs, Utah, a Utah municipal corporation, hereinafter referred
to as “City,” and Wadsworth Acquisitions, LLC, a Utah limited liability company, hereinafter referred to
as “Developer.”
RECITALS:
WHEREAS, Developer owns or has the right to purchase 22.25 acres of property located in the
City of Saratoga Springs, Utah, which is more fully described in the property ownership map, vicinity
map, and/or legal descriptions attached as Exhibit A (“Property”); and
WHEREAS, the Property is currently zoned Regional Commercial (RC) (Lot 3 653 N. Saratoga
Road) and Mixed Residential Zone (MR) (Lot 4 617 N Saratoga Road) (collectively, the “Previous
Zone”). Developer wishes to develop the project known as Northshore Commerce Center, which will
office warehouse buildings (“Project”). Currently, the proposed Project does not meet the RC and MR
zone requirements and therefore would not be allowed in said zones. Therefore, in order to develop the
Project, Developer wishes to place the Property in the Office Warehouse (OW) zone, as provided in Title
19 of the City Code, as amended (the “Zoning Request”) and wishes to be voluntarily bound by this
Agreement in order to be able to develop the Project as proposed; and
WHEREAS, City desires to enter into this Agreement to promote the health, welfare, safety,
convenience, and economic prosperity of the inhabitants of the City through the establishment and
administration of conditions and regulations concerning the use and development of the Property; and
WHEREAS, City desires to enter into this Agreement because the Agreement establishes
planning principles, standards, and procedures to eliminate uncertainty in planning and guide the orderly
development of the Property consistent with the City General Plan, the City Code, and the conditions
imposed by the Planning Commission and City Council; and
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WHEREAS, to assist City in its review of the Rezoning Request and to ensure development of
the Project in accordance with Developer’s representations to City, Developer and City desire to enter
voluntarily into this Agreement, which sets forth the process and standards whereby Developer may
develop the Project; and
WHEREAS, on July 18, 2017, City adopted a comprehensive update to its general plan (“General
Plan”) pursuant to Utah Code Annotated §§ 10-9a-401, et seq. A portion of the General Plan establishes
development policies for the Property. Such development policies are consistent with the proposed
Project; and
WHEREAS, on September 30, 2021, after a duly noticed public hearing, City’s Planning
Commission recommended approval of Developer’s Zoning Request and reviewed the conceptual project
plans, attached hereto as Exhibit D (“Concept Plan”), and forwarded the application to the City Council
for its consideration, subject to the findings and conditions contained in the Staff Report, and written
minutes attached hereto as Exhibit B; and
WHEREAS, on October 5, 2021, the Saratoga Springs City Council (“City Council”), after
holding a duly noticed public hearing and considering all comments from the public, neighborhood
representatives, Developer, and City officials, approved Developer’s Zoning Request, this Agreement,
and the conceptual project plans attached hereto as Exhibit D, subject to the findings and conditions
contained in the Staff Report and written minutes attached hereto as Exhibit C; and
WHEREAS, the Concept Plan, attached as Exhibit D, among other things, identifies land uses
and required road, landscaping, , storm drain, sewer, and water improvements; and
WHEREAS, to allow development of the Property for the benefit of Developer, to ensure City
that the development of the Property will conform to applicable policies set forth in the General Plan, and
to address concerns of property owners in proximity to the Property, Developer and City are each willing
to abide by the terms and conditions set forth herein; and
WHEREAS, pursuant to its legislative authority under Utah Code Annotated § 10-9a-101, et seq.,
and after all required public notice and hearings and execution of this Agreement by Developer, the City
Council, in exercising its legislative discretion, has determined that entering into this Agreement furthers
the purposes of the Utah Municipal Land Use, Development, and Management Act, City’s General Plan,
and Title 19 of the City code (collectively, the “Public Purposes”). As a result of such determination, City
has elected to process the Rezoning Request and authorize the subsequent development thereunder in
accordance with the provisions of this Agreement, and City has concluded that the terms and conditions
set forth in this Agreement accomplish the Public Purposes referenced above and promote the health,
safety, prosperity, security, and general welfare of the residents and taxpayers of City.
AGREEMENT:
Now, therefore, in consideration of the recitals above and the terms and conditions set forth below,
and for other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, City and Developer hereby agree as follows:
1.

Effective Date. This Agreement shall become effective on the date it is executed by Developer and
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City (the “Effective Date”). The Effective Date shall be inserted in the introductory paragraph
preceding the Recitals. Upon execution, this Agreement shall be recorded against the Property in
the Utah County Recorder’s Office.
2.

Affected Property. The property ownership map, vicinity map, and/or legal descriptions for the
property are attached as Exhibit A. In the event of a conflict between the legal description and the
property ownership map, the legal description shall take precedence. No other property may be
added to or removed from this Agreement except by written amendment to this Agreement
executed and approved by Developer and City.

3.

Zone Change, Permitted Uses, and City Regulations. The zoning classification on the Property
shall be the Office Warehouse Zone (OW) (“OW Zone”). Except as otherwise provided herein,
the City shall not unilaterally change the zoning designation on the Property during the term of
this Agreement or any extension. Subject to the terms of this Agreement, the future development
of the Property shall be subject to the provisions of the OW Zone with respect to permitted uses
with the exception that Automobile Repair, Major Automobile Repair, Minor; Car Wash Self
Service; Refueling Station, Public; Refueling Station, Private shall not be permitted. With regard
to building height requirements, it is expressly agreed that the maximum building height will not
exceed forty feet (40’). Except to the extent this Agreement is more restrictive, the Property shall
comply will all other “City Regulations,” which is defined as “all City ordinances, regulations,
specifications, and standards in effect at the time a complete preliminary plat, site plan, or
development plan application is filed and all application fees are paid. City Regulations may
include but are not limited to regulations regarding permitted uses, setbacks, frontage, access,
required improvements, landscaping, and architectural and design requirements.”

4.

Reserved Legislative Powers. Developer shall have the vested right to have preliminary and final
subdivision plats, or preliminary and final site plans, as applicable, and to develop and construct
the Property in accordance with and subject to compliance with the terms and conditions of this
Agreement. To the extent that there is any conflict between the text portion of this Agreement and
the Exhibits, the more specific language or description, as the case may be, shall control. Where
any conflict or ambiguity exists between the provisions of the Code and this Agreement (including
the Exhibits to this Agreement), this Agreement shall govern. Except as otherwise provided in this
Agreement, nothing in this Agreement shall limit the future exercise of the police powers of City
in enacting additional City Regulations, zoning, subdivision, development, growth management,
platting, environmental, open space, transportation, and other land use plans, policies, ordinances,
and regulations after the date of this Agreement. Notwithstanding the retained power of City to
enact such legislation under its police power, such legislation shall not modify Developer’s vested
rights as set forth herein, including but not limited to rights related to densities, land uses, and
other development standards approved herein, unless facts and circumstances are present that meet
the compelling, countervailing public interest exception to the vested rights doctrine as set forth in
Western Land Equities, Inc. v. City of Logan, 617 P.2d 388 (Utah 1988), or successor case law or
statute. Any such proposed change affecting Developer’s rights shall be of general applicability to
all development activity in City. Unless City declares an emergency, Developer shall be entitled to
prior written notice and an opportunity to be heard with respect to the proposed change and its
applicability to the Project. Notwithstanding any provision of this Agreement, the Developer does
not waive Developer’s rights under any applicable law to challenge the reasonableness or legality
of the amount or imposition of any fees.
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5.

Required Improvements. This Agreement does not in any way convey to Developer any capacity
in any City system or infrastructure or the ability to develop the Property without the need for
Developer to install and dedicate to City all required improvements necessary to service the
Property, including without limitation the dedication of water rights and sources. Developer shall
be responsible for paying all property taxes, including rollback taxes, prior to dedication or
conveyance and prior to acceptance by City. Future development of the Property shall comply in
all respects to all City Regulations with respect to the required infrastructure to service the
Property, including but not limited to the installation of the City’s minimum-sized infrastructure,
whether or not the minimum size may have additional capacity. In addition, in consideration of
granting the Zoning Request, Developer may be required to upsize certain infrastructure, as
specified below. Not by way of limitation, the Developer shall be required to install and dedicate
the following:
a. Water Rights and Sources. Developer shall convey to the City water rights and sources
sufficient for the development of the Property according to City Regulations. The City
may, but is not required to, sell to Developer water rights if the City has sufficient water
rights and sources.
b. Water Facilities for Development. At the time of plat recordation or site plan approval,
Developer shall be responsible for the installation and dedication to City of all onsite and
offsite culinary and secondary water improvements, including but not limited to storage,
distribution, treatment, and fire flow facilities sufficient for the development of the
Property in accordance with City Regulations. The required improvements for each plat
shall be determined by the City and may be adjusted in accordance with City Regulations
and any applicable law. Following dedication of the same, City shall provide and maintain
public culinary and secondary water service to the property.
c. Sewer, Storm Drainage, and Roads. At the time of plat recordation or site plan approval,
Developer shall be responsible for the installation and dedication to City of all onsite and
offsite sewer, storm drainage, and road improvements sufficient for the development of the
Property in accordance with City Regulations. The required improvements for each plat or
site plan shall be determined by the City Engineer at the time of plat or site plan submittal
and may be adjusted in accordance with City Regulations and any applicable law.
d. Landscaping and Fencing. As an express condition of this Agreement and the Zoning
Request, Developer shall be required to install and improve the landscaping along Saratoga
Road in connection with the widening of the road in accordance with the requirements of
the City and as more fully specified in Exhibit E. Developer shall be required to pay all
impact fees and shall not be entitled to any credits or reimbursements for the installation of
this landscaping. Developer shall be required to install an eight (8) foot masonry wall
adjacent to any MR zoned property. This shall not be required if the MR zone is located
across a public right-of-way.

6.

Final Project/Plat or Development Plan Approval. Except as specifically noted in this Agreement,
Developer shall cause final plat and final project plans and specifications (including but not
limited to site and building design plans) (the “Plans”) to be prepared for the Project meeting City
Regulations, this Agreement, including all exhibits, and any conditions of approval as specified in
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Exhibits B and C. In determining whether the Plans meet all requirements, Developer shall
provide all information required by City Regulations, as well as any information which City staff
reasonably requests.
7.

Standards for Approval. City Staff shall approve the Site Plan provided the same meets the
requirements of this Agreement and City Regulations. City Council shall approve the Preliminary
Plat and Final Plat provided the same meets the requirements of this Agreement and City
Regulations. Once approved, Developer shall record a Final Plat with the Utah County Recorder
and pay all recording fees.

8.

Architectural and Design Requirements. As an express condition of granting the Zoning Request,
except for the items noted in Section 3 above, Developer shall comply with the architectural and
design requirements (“Design Requirements”) attached as Exhibit G. Developer acknowledges
that the City’s approval of the Zoning Request is fair and adequate consideration and the Project
would not otherwise be allowed to build the Project in the current zone without the Zoning
Request being granted. Developer therefore voluntary agrees to comply with and be bound by the
Design Requirements except for as otherwise agreed to in Section 3 above.

9.

Term. The term of this Agreement shall commence on the effective date of this Agreement and
shall continue for a period of ten years. However, this Agreement may terminate earlier: (i) when
certificates of occupancy have been issued for all buildings and/or dwelling units in the Project;
provided, however, that any covenant included in this Agreement which is intended to run with the
land shall survive this Agreement; or (ii) if Developer fails to proceed with the Project within a
period of two years. If this Agreement is terminated due to Developer’s failure to proceed with
the Project, then this Agreement and the zoning on the Property shall revert to the Previous Zone
applicable to the Property immediately prior to the date of this Agreement. Unless otherwise
agreed to by City and Developer, Developer’s vested interests and rights contained in this
Agreement expire at the end of the Term, or upon termination of this Agreement approved by City
and Developer in writing. However, this Agreement shall continue for perpetuity for any portions
of the property contained in a final plat approved by City Council and recorded on the property in
the county recorder’s office by Developer, unless City and Developer mutually agree otherwise in
writing.

10.

Successors and Assigns.
a.

Change in Developer. This Agreement shall be binding on the successors and assigns of
Developer. If the Property is transferred (“Transfer”) to a third party (“Transferee”),
Developer and the Transferee shall be jointly and severally liable for the performance of
each of the obligations contained in this Agreement unless, prior to such Transfer,
Developer provides to City a letter from Transferee acknowledging the existence of this
Agreement and agreeing to be bound thereby. Said letter shall be signed by the Transferee,
notarized, and delivered to City prior to the Transfer. Upon execution of the letter
described above, the Transferee shall be substituted as Developer under this Agreement
and the persons and/or entities executing this Agreement as Developer shall be released
from any further obligations under this Agreement as to the transferred Property.

b.

Individual Lot or Unit Sales. Notwithstanding the provisions of Subparagraph 10.a., a
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transfer by Developer of a lot or unit located on the Property within a City approved and
recorded plat shall not be deemed a Transfer as set forth above so long as Developer’s
obligations with respect to such lot or dwelling unit have been completed. In such event,
Developer shall be released from any further obligations under this Agreement pertaining
to such lot or dwelling unit.
11.

Default.
a.

Events of Default. Upon the happening of one or more of the following events or
conditions, Developer or City, as applicable, shall be in default (“Default”) under this
Agreement:
i.

ii.

iii.

a warranty, representation, or statement made or furnished by Developer under this
Agreement is intentionally false or misleading in any material respect when it was
made;
a determination by City made upon the basis of substantial evidence that Developer
has not complied in good faith with one or more of the material terms or conditions
of this Agreement;
any other event, condition, act, or omission, either by City or Developer that
violates the terms of, or materially interferes with the intent and objectives of this
Agreement.

b. Procedure Upon Default.
i. Upon the occurrence of Default, the non-defaulting party shall give the other party
thirty day’s written notice specifying the nature of the alleged Default and, when
appropriate, the manner in which said Default must be satisfactorily cured. In the
event the Default cannot reasonably be cured within thirty days, the defaulting
party shall have such additional time as may be necessary to cure such Default so
long as the defaulting party takes significant action to begin curing such Default
with such thirty-day period and thereafter proceeds diligently to cure the Default.
After proper notice and expiration of said thirty day or other appropriate cure
period without cure, the non-defaulting party may declare the other party to be in
breach of this Agreement and may take the action specified in Section 11.c. herein.
Failure or delay in giving notice of Default shall not constitute a waiver of any
Default.
ii. Any Default or inability to cure a Default caused by strikes, lockouts, labor
disputes, acts of God, pandemic, epidemic, outbreak of infectious diseases or other
public health crisis, including quarantine, inability to obtain labor or materials or
reasonable substitutes, governmental restrictions, governmental regulations,
governmental controls, enemy or hostile governmental action, civil commotion, fire
or other casualty, and other similar causes beyond the reasonable control of the
party obligated to perform (each an “Event of Force Majeure”), shall excuse the
performance by such party for a period equal to the period during which any such
event prevented, delayed, or stopped any required performance or effort to cure a
Default.
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c.

12.

13.

Breach of Agreement. Upon Default as set forth in Subparagraphs 11.a. and 11.b. above,
City may, after providing notice of default as required in Section 11.a above, declare
Developer to be in breach of this Agreement and City: (i) may withhold approval of any or
all building permits or certificates of occupancy applied for in the Project, but not yet
issued; and (ii) shall be under no obligation to approve or to issue any additional building
permits or certificates of occupancy for any building within the Project until the breach has
been corrected by Developer. In addition to such remedies, City or Developer may pursue
whatever additional remedies it may have at law or in equity, including injunctive and
other equitable relief.

Entire Agreement. This Agreement shall supersede all prior agreements with respect to the subject
matter hereof, not incorporated herein, and all prior agreements and understandings are merged,
integrated, and superseded by this Agreement. The following exhibits are attached to this
Agreement and incorporated herein for all purposes:
Exhibit A:

Property Ownership map, Vicinity Map, and/or Legal Descriptions

Exhibit B:

Staff Report with Adopted Planning Commission Findings and Conditions
of Approval, Report of Action (if applicable) and Planning Commission
Written Minutes

Exhibit C:

Staff Report with Adopted City Council Findings and Conditions of
Approval, Report of Action (if applicable), and City Council Written
Minutes

Exhibit D:

Concept Plan

Exhibit E:

Design Requirements

General Terms and Conditions.
a.

Incorporation of Recitals. The Recitals contained in this Agreement, and the introductory
paragraph preceding the Recitals, are hereby incorporated into this Agreement as if fully
set forth herein.

b.

Recording of Agreement. This Agreement shall be recorded at Developer’s expense to put
prospective purchasers or other interested parties on notice as to the terms and provisions
hereof.

c.

Severability. Each and every provision of this Agreement shall be separate, several, and
distinct from each other provision hereof, and the invalidity, unenforceability, or illegality
of any such provision shall not affect the enforceability of any other provision hereof.

d.

Time of Performance. Time shall be of the essence with respect to the duties imposed on
the parties under this Agreement. Unless a time limit is specified for the performance of
such duties, each party shall commence and perform its duties in a diligent manner in order
to complete the same as soon as reasonably practicable.
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e.

Construction of Agreement. This Agreement shall be construed so as to effectuate its
public purpose of ensuring the Property is developed as set forth herein to protect health,
safety, and welfare of the citizens of City.

f.

State and Federal Law; Invalidity. The parties agree, intend, and understand that the
obligations imposed by this Agreement are only such as are consistent with state and
federal law. The parties further agree that if any provision of this Agreement becomes, in
its performance, inconsistent with state or federal law or is declared invalid, this
Agreement shall be deemed amended to the extent necessary to make it consistent with
state or federal law, as the case may be, and the balance of the Agreement shall remain in
full force and effect. If City’s approval of the Project is held invalid by a court of
competent jurisdiction this Agreement shall be null and void.

g.

Enforcement. The parties to this Agreement recognize that City has the right to enforce its
rules, policies, regulations, ordinances, and the terms of this Agreement by seeking an
injunction to compel compliance. In the event Developer violates the rules, policies,
regulations, or ordinances of City or violates the terms of this Agreement, City may,
without declaring a Default hereunder or electing to seek an injunction, and after thirty
days written notice to correct the violation (or such longer period as may be established in
the discretion of City or a court of competent jurisdiction if Developer has used its
reasonable best efforts to cure such violation within such thirty days and is continuing to
use its reasonable best efforts to cure such violation), take such actions as shall be deemed
appropriate under law until such conditions have been rectified by Developer. City shall be
free from any liability arising out of the exercise of its rights under this paragraph.

h.

No Waiver. Failure of a party hereto to exercise any right hereunder shall not be deemed a
waiver of any such right and shall not affect the right of such party to exercise at some
future time said right or any other right it may have hereunder. Unless this Agreement is
amended by vote of the City Council taken with the same formality as the vote approving
this Agreement, no officer, official, or agent of City has the power to amend, modify, or
alter this Agreement or waive any of its conditions as to bind City by making any promise
or representation not contained herein.

i.

Amendment of Agreement. This Agreement shall not be modified or amended except in
written form mutually agreed to and signed by each of the parties. No change shall be
made to any provision of this Agreement unless this Agreement is amended pursuant to a
vote of the City Council taken with the same formality as the vote approving this
Agreement.

j.

Attorney Fees. Should any party hereto employ an attorney for the purpose of enforcing
this Agreement or any judgment based on this Agreement, for any reason or in any legal
proceeding whatsoever, including insolvency, bankruptcy, arbitration, declaratory relief or
other litigation, including appeals or rehearings, and whether or not an action has actually
commenced, the prevailing party shall be entitled to receive from the other party thereto
reimbursement for all attorneys' fees and all costs and expenses. Should any judgment or
final order be issued in any proceeding, said reimbursement shall be specified therein. If
either party utilizes in-house counsel in its representation thereto, the attorneys’ fees shall
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be determined by the average hourly rate of attorneys in the same jurisdiction with the
same level of expertise and experience.
k.

Notices. Any notices required or permitted to be given pursuant to this Agreement shall be
deemed to have been sufficiently given or served for all purposes when presented
personally, or four days after being sent by registered or certified mail, properly addressed
to the parties as follows (or to such other address as the receiving party shall have notified
the sending party in accordance with the provisions hereof):

To the Developer:

Wadsworth Acquisitions, LLC
Attn: R. Roman Groesbeck
166 East 14000 South, Suite 210
Draper, UT 84020

With a copy to:

Kirton McConkie
Attn: Robert D. Walker
50 East South Temple, Suite 400
Salt Lake City, UT 84111

To the City:

City Manager
City of Saratoga Springs
1307 N. Commerce Drive, Suite 200
Saratoga Springs, UT 84045

l.

Applicable Law. This Agreement and the construction thereof, and the rights, remedies,
duties, and obligations of the parties which arise hereunder are to be construed and
enforced in accordance with the laws of the State of Utah.

m.

Execution of Agreement. This Agreement may be executed in multiple parts as originals or
by facsimile copies of executed originals; provided, however, if executed and evidence of
execution is made by facsimile copy, then an original shall be provided to the other party
within seven days of receipt of said facsimile copy.

n.

Hold Harmless and Indemnification. Developer agrees to defend, indemnify, and hold
harmless City and its elected officials, officers, agents, employees, consultants, special
counsel, and representatives from liability for claims, damages, just compensation
restitution, inverse condemnation, or any judicial or equitable relief which may arise from
or are related to any activity connected with the Project, including approval of the Project,
the direct or indirect operations of Developer or its contractors, subcontractors, agents,
employees, or other persons acting on its behalf which relates to the Project, or which
arises out of claims for personal injury, including health, and claims for property damage.
This includes any claims or suits related to the existence of hazardous, toxic, and/or
contaminating materials on the Project and geological hazards.
i.

Nothing in this Agreement shall be construed to mean that Developer shall defend,
indemnify, or hold the City or its elected and appointed representatives, officers,
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agents and employees harmless from any claims of personal injury, death or
property damage or other liabilities arising from: (i) the willful misconduct or
negligent acts or omissions of the City, or its boards, officers, agents, or employees;
and/or (ii) the negligent maintenance or repair by the City of improvements that
have been offered for dedication and accepted by the City for maintenance
ii.

City shall give written notice of any claim, demand, action or proceeding which is
the subject of Developer’s hold harmless agreement as soon as practicable but not
later than thirty (30) days after the assertion or commencement of the claim,
demand, action or proceeding. If any such notice is given, Developer shall be
entitled to participate in the defense of such claim. Each party agrees to cooperate
with the other in the defense of any claim and to minimize duplicative costs and
expenses.

o.

Limitation on Damages. Any breach of this Agreement by the City or the Developer shall
not give rise to monetary damages against the other party, but shall be enforceable only by
resort to an action for specific performance.

p.

Relationship of Parties. The contractual relationship between City and Developer arising
out of this Agreement is one of independent contractor and not agency. This Agreement
does not create any third-party beneficiary rights. It is specifically understood by the
parties that: (i) all rights of action and enforcement of the terms and conditions of this
Agreement shall be reserved to City and Developer, (ii) the Project is a private
development; (iii) City has no interest in or responsibilities for or duty to third parties
concerning any improvements to the Property; and (iv) Developer shall have the full power
and exclusive control of the Property subject to the obligations of Developer set forth in
this Agreement.

q.

Annual Review. City may review progress pursuant to this Agreement at least once every
twelve (12) months to determine if Developer has complied with the terms of this
Agreement. If City finds, on the basis of substantial evidence, that Developer has failed to
comply with the terms hereof, City may declare Developer to be in Default as provided in
Section 11 herein. City's failure to review at least annually Developer’s compliance with
the terms and conditions of this Agreement shall not constitute or be asserted by any party
as a Default under this Agreement by Developer or City.

r.

Institution of Legal Action. In addition to any other rights or remedies, either party may
institute legal action to cure, correct, or remedy any Default or breach, to specifically
enforce any covenants or agreements set forth in this Agreement or to enjoin any
threatened or attempted violation of this Agreement; or to obtain any remedies consistent
with the purpose of this Agreement. However, any remedy against the City shall be limited
to specific performance only. Legal actions shall be instituted in the Fourth District Court,
State of Utah, or in the Federal District Court for the District of Utah.

s.

Title and Authority. Developer expressly warrants and represents to City that Developer (i)
owns all right, title and interest in and to the Property, or (ii) has the exclusive right to
acquire such interest, and (iii) that prior to the execution of this Agreement no right, title or
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interest in the Property has been sold, assigned or otherwise transferred to any entity or
individual other than to Developer. Developer further warrants and represents that no
portion of the Property is subject to any lawsuit or pending legal claim of any kind.
Developer warrants that the undersigned individuals have full power and authority to enter
into this Agreement on behalf of Developer. Developer understands that City is relying on
these representations and warranties in executing this Agreement.
t.

Headings for Convenience. All headings and captions used herein are for convenience only
and are of no meaning in the interpretation or effect of this Agreement.

u.

Force Majeure. All time periods imposed or permitted pursuant to this Agreement shall
automatically be extended and tolled for any Event of Force Majeure and for any and all
moratoria imposed by the City or other governmental authorities in any respect that
materially affects the development of the Project.

IN WITNESS WHEREOF, this Agreement has been executed by City and by a duly authorized
representative of Developer as of the date first written above.
Attest:

________________________________
City Recorder

City of Saratoga Springs, a political subdivision of
the State of Utah

By:________________________________________
Mayor

State of Utah
County of Utah
The foregoing instrument was acknowledged before me this ___ day of ________________ 20__
by _____________, Mayor of the City of Saratoga Springs, a political subdivision of the State of Utah.

______________________________
Notary Public

- 24 -

WADSWORTH ACQUISITIONS, LLC,
a Utah limited liability company
By: _____________________________________
Name: __________________________________
Title: ____________________________________

State of Utah
County of Salt Lake
The foregoing instrument was acknowledged before me this ___ day of ________________ 20__
by _____________, of Wadsworth Acquisitions, LLC, a Utah corporation/limited liability
company/partnership.

______________________________
Notary Public
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Exhibit “A”
Property Ownership map, Vicinity Map, and/or Legal Descriptions

- 26 -

Exhibit “B”
Staff Report with Adopted Planning Commission Findings and Conditions of Approval, Report of
Action (if applicable), and Written Minutes
[ON FILE WITH THE CITY RECORDER]
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Exhibit “C”
Staff Report with Adopted City Council Findings and Conditions of
Approval, Report of Action (if applicable), City Council Written Minutes.
[ON FILE WITH THE CITY RECORDER]
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Exhibit “D”
Concept Plan
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Exhibit “E”
Design Requirements
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ORDINANCE NO. 21-42 (10-5-21)
AN ORDINANCE OF THE CITY OF SARATOGA SPRINGS,
UTAH, ADOPTING AN AMENDMENT TO THE LAND USE
MAP OF THE GENERAL PLAN, ADOPTING AN
AMENDMENT TO THE OFFICIAL ZONING MAP, AND
APPROVING
A
DEVELOPMENT
AGREEMENT
SPECIFYING THE TERMS OF THE DEVELOPMENT OF
CERTAIN REAL PROPERTY IN THE CITY
WHEREAS, Utah Code Chapter 10-9a allows municipalities to amend the General Plan
and the number, shape, boundaries, or area of any zoning district; and
WHEREAS, before the Saratoga Springs City Council approves any zoning or General
Plan amendments, the amendments must first be reviewed by the Saratoga Springs Planning
Commission for its recommendation to the City Council; and
WHEREAS, on September 30, 2021, the Planning Commission held a public hearing
after proper notice and publication to consider amendments to the City’s Land Use Map of the
General Plan as well as the City-wide zoning map for certain real property in the City of
Saratoga Springs, which is described in Exhibit A (“Property”), and forwarded the item with a
favorable recommendation; and
WHEREAS, on October 5, 2021, the City Council held a public meeting to consider the
General Plan Land Use Map and Zone Map amendment; and
WHEREAS, the City Council voted to approve the General Plan Land Use Map and
Zone Map amendment subject to the terms of a development agreement, which agreement is
attached as Exhibit B (“Agreement”); and
WHEREAS, pursuant to Utah Code § 10-9a-102, the City Council is authorized to enter
into development agreements it considers necessary or appropriate for the use and development
of land within the municipality; and
WHEREAS, the City desires to enter into the Agreement because the Agreement
establishes planning principles, standards, and procedures to eliminate uncertainty in planning
and guide the orderly development of the Property; and
WHEREAS, after due consideration, and after proper notice, and after conducting the
requisite public hearing with the Planning Commission, the City Council, pursuant to its
legislative authority under Utah Code Annotated § 10-9a-101, et seq., has determined that it is in
the best interests of the residents of the City of Saratoga Springs that amendments to the Land
Use Map of the General Plan and City-wide Zone Map be made and that the Agreement be
approved.

NOW THEREFORE, the City Council hereby ordains as follows:
SECTION I – ENACTMENT
The Property described in Exhibit A is hereby changed from Light Industrial and
Regional Commercial to Office Warehouse on the City’s Land Use Map of the General Plan and
changed from Mixed Residential and Regional Commercial to Office Warehouse on the City’s
Zoning Map, subject to and conditioned on the owner of the Property entering into the
development agreement attached as Exhibit B, which Agreement shall be recorded on the
Property in the Office of the Utah County Recorder. City Staff is hereby instructed to amend the
official City Zoning Map and Land Use Map accordingly and to record said Agreement, subject
to payment of the recording costs by the property owner.
The City Manager is hereby authorized to sign the development agreement attached as
Exhibit B. City Staff may make any non-substantive changes to the Agreement before execution
but may not make any changes inconsistent with the conditions of approval adopted by the City
Council.
SECTION II – AMENDMENT OF CONFLICTING ORDINANCES
If any ordinances, resolutions, policies, or maps of the City of Saratoga Springs
heretofore adopted are inconsistent herewith they are hereby amended to comply with the
provisions hereof. If they cannot be amended to comply with the provisions hereof, they are
hereby repealed.
SECTION III – EFFECTIVE DATE
This ordinance shall take effect upon its passage by a majority vote of the Saratoga Springs
City Council and following notice and publication as required by the Utah Code.
SECTION IV – SEVERABILITY
If any section, subsection, sentence, clause, phrase, or portion of this ordinance is, for any
reason, held invalid or unconstitutional by any court of competent jurisdiction, such provision
shall be deemed a separate, distinct, and independent provision, and such holding shall not affect
the validity of the remaining portions of this ordinance.
SECTION V – PUBLIC NOTICE
The Saratoga Springs Recorder is hereby ordered, in accordance with the requirements of
Utah Code § 10-3-710—711, to do as follows:
a. deposit a copy of this ordinance in the office of the City Recorder; and
b. publish notice as follows:
i. publish a short summary of this ordinance on the Utah Public Notice
Website created in Utah Code § 63F-1-701; or
ii. post a complete copy of this ordinance in 3 public places within the City.

ADOPTED AND PASSED by the City Council of the City of Saratoga Springs, Utah,
this 5th day of October 2021.
Signed: __________________________
Jim Miller, Mayor
Attest: ___________________________
Cindy LoPiccolo, City Recorder

Michael McOmber
Chris Porter
Stephen Willden
Ryan Poduska
Chris Carn

VOTE
_____
_____
_____
_____
_____

EXHIBIT A

EXHIBIT B
Development Agreement

MINUTES – Planning Commission

Thursday, September 30, 2021
City of Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs, Utah 84045

PLANNING COMMISSION MEETING MINUTES – DRAFT COPY

5

10

Call to Order - 6:00 p.m. by Chairman Troy Cunningham
Present:
Commission Members: Bryce Anderson, Reed Ryan, Troy Cunningham, Ken Kilgore, Bryce McConkie, Josh
Wagstaff
Staff: Dave Stroud, Planning Director; Fredric Donaldson, Assistant City Attorney; Daniel McRae, Assistant
City Engineer; Nicolette Fike, Deputy Recorder.
Others: Rick Frerichs, Dan Kohler. Krisel Travis, Elizabeth Cole
Excused: Commissioner Audrey Barton
1. Pledge of Allegiance - led by Commissioner Wagstaff.
2. Roll Call – A quorum was present.

15

3. Public Input – No public comments were made.

20

4. Public Hearing: IHC Village Plan 1 in the IHC Community Plan. Located approximately the NE
corner of Medical Dr. and Pioneer Crossing. Rick Frerichs as applicant.
Planning Director Dave Stroud presented the plans. Village Plan 1 consists of approximately 40.44 acres and
proposes using 48.61 Equivalent Residential Units consisting of a variety of buildings to house medical
services.
Rick Frerichs and Dan Kohler were present as applicant.

25

Public Hearing Open by Chairman Troy Cunningham. . Receiving no public comment, the public hearing
was closed by the Chair.
Commissioner Kilgore received clarification from Engineering that staff did not anticipate any issues with the
sewer capacity.

30

35

Commissioner Ryan shared concern about the Open Space plan and the irrigation canal. Planning Director
Dave Stroud advised it would be up to the canal owner for burial, typically staff recommends burial.
Commissioner McConkie received clarification from Planning Director Dave Stroud that the sign heights had
been approved with the Community Plan and were necessary for way-finding for the nature of the hospital.
Commissioner Cunningham was glad to see this project moving forward in the City.

40

45

Motion made by Commissioner Anderson that based upon the information and discussion tonight, I
move to forward a positive recommendation to the City Council regarding IHC Village Plan 1, with
the findings and conditions in the staff packet. Seconded by Commissioner McConkie. Aye: Bryce
Anderson, Troy Cunningham, Ken Kilgore, Bryce McConkie, Reed Ryan, Josh Wagstaff. Motion
passed 6 - 0.
5. Public Hearing: Northshore Commercial General Plan Amendment from Regional Commercial &
Light Industrial to Office Warehouse, and Rezone from Regional Commercial and Mixed Residential
to Office Warehouse. Located at 653 N. Saratoga Rd., Elizabeth Cole as applicant.
Planning Director Dave Stroud presented the item. The applicant requests the City amend 22.23 acres, this
would permit the construction, of the site and buildings as shown on the concept plan.
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Elizabeth Cole and Krisel Travis were present for applicant. Ms. Cole noted they have applicants that would
like to come to this area. She clarified the height they were asking for was 40’ rather than 35’. They are
working currently with staff to get the clearances they need for the standard equipment. She noted it was
industry standard.

55

60

Public Hearing Open by Chairman Troy Cunningham. . Receiving no public comment, the public hearing
was closed by the Chair.
Commissioner Wagstaff received clarification from Planning Director Dave Stroud on the allowed industrial
square footage.
Commissioner Kilgore did not have a problem with the height but wanted to make sure it was ironed out in
the agreements. Planning Director Dave Stroud advised that they were working on the Development
Agreement currently which will be reviewed by City Council.

65

70

75

80

Commissioner Anderson shared concern about construction traffic on Pioneer Crossing and received
clarification from Assistant City Engineer Dan McRae that a traffic study would be done at the site plan stage
of the project. Krisel Travis noted that they did consider Regional Commercial traffic when they did the
overall Community/Village Plan. This would be less traffic than that would have been. The roads are being
widened per the impact they are putting in the area for the whole project.
Commissioner McConkie shared concern about the buffer between home and this project and received some
clarification from Planning Director Dave Stroud and Krisel Travis on what other projects were adjacent. He
advised there would be proper separation such as concrete walls where necessary and space from buildings.
Staff also noted that just south would be a wider collector route. Krisel Travis advised where they have raised
the flood-plain considerably and it would be above this property.
Commissioner Ryan received clarification on current zoning of Regional Commercial and felt either way it
would be a large commercial style development, this seemed more fitting in this area. Krisel Travis noted the
motivation for the rezone was based on interest from potential developers.
Commissioner Cunningham noted his approval for this rezone and felt it would be better traffic-wise for the
community than some larger Regional Commercial business might be like a big-box store.

85

90

Motion made by Commissioner McConkie to recommend approval to the City Council to amend the
General Plan Land Map from Light Industrial and Regional Commercial to Office Warehouse and
Rezone from Mixed Residential and Regional Commercial to Office Warehouse on ~22.23 acres at
653 N. Saratoga Rd. as outlined in Exhibit 1 with the findings and conditions in the staff report dated
September 23, 2021. Seconded by Commissioner Kilgore. Aye: Bryce Anderson, Troy Cunningham,
Ken Kilgore, Bryce McConkie, Reed Ryan, Josh Wagstaff. Motion passed 6 - 0.
6. Commission Comments.
Commissioners commented on the need for the building height request, it might be worth looking into
industry standards on that and possibly increasing the height allowance.

95

7. Director’s Report. – Planning Director Dave Stroud advised of upcoming agenda items.
8. Possible motion to enter into closed session – No closed session was held.

100

9. Meeting Adjourned Without Objection at 6:47 p.m. by Chairman Troy Cunningham.
____________________________
Date of Approval

________________________
Planning Commission Chair

105
___________________________
Deputy City Recorder
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