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01 Executive Summary

Findings for Village Plan 2

Village Plan Area 2 includes an 80.89-acre area within the 1,202-acre Wildflower Amended and Restated 
Community Plan (ARCP) located in Saratoga Springs, Utah. The Wildflower Village Plan Area 2 is 
compliant with all PC Zone Requirements for Village Plans as defined in Section 19.26.09 of the Saratoga 
Springs Municipal Code. We find that Village Plan Area 2:

a.	 Is consistent with the adopted Amended and Restated Wildflower ARCP; Village Plan Area 2 adheres 
to the development standards, thoroughfare types, and open spaces types and requirements 
established in the Wildflower ARCP.

b.	 Does not exceed the total number of Equivalent Residential Units (ERUs) dictated in the Wildflower 
ARCP; 

	» The number of potential ERUs established in the Wildflower ARCP for Village Plan Area 2 is 210. 
Village Plan Area 2 is comprised of commercial areas and one residential neighborhood. 

	» In addition, all acreages, ERUs, open space calculations, etc. are consistent with the Wildflower 
ARCP. In the case that information in Village Plan 2 differs from the approved Wildflower ARCP, 
the Wildflower ARCP rules as the governing document.  

c.	 Is consistent with the utility, infrastructure, and circulation plans of the Wildflower ARCP and Master 
Utility Plan; includes adequately sized utilities, services, and roadway networks to meet demands; 
and mitigates the fair-share of off-site impacts; 

d.	 Properly integrates utility, infrastructure, open spaces, pedestrian and bicycle systems, and amenities 
with adjacent properties; 

	» Wildflower has been designed to accommodate significant infrastructure elements that are 
important to the City within the structure of the property. Wildflower was designed to maximize 
pedestrian, bike, and other mobility options. Open space is highly integrated to provide direct and 
easy access to residents.

e.	 The total number of ERUs found in Type 5 neighborhoods are estimates based on anticipated 
development types and layouts. These assumptions may change. There is not a maximum number of 
Type 5 (commercial) ERUs allowed.

Contains the required elements as required in Section 19.26.10 of the Saratoga Springs Municipal Code.
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LEGAL DESCRIPTION 

PREPARED FOR 
DAI 

Job No. 13-0902 
(April 13, 2020) 

 
 

WILDFLOWER VILLAGE 2 
A PORTION OF THE SOUTHWEST QUARTER OF SECTION 10 AND THE NORTHWEST 

QUARTER OF SECTION 15, TOWNSHIP 5 SOUTH, RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN, 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHWEST CORNER OF SECTION 10, TOWNSHIP 5 SOUTH, RANGE 1 
WEST, SALT LAKE BASE AND MERIDIAN; THENCE N0°20’24”E ALONG THE SECTION LINE 928.72 
FEET; THENCE N33°57’04”E 556.57 FEET; THENCE N5°03’04”E 230.08 FEET; THENCE S69°16’00”E 
15.42 FEET; THENCE N20°44’00”E 10.00 FEET; THENCE N69°16’00”W 18.23 FEET; THENCE 
N5°03’04”E 527.75 FEET; THENCE N70°41’02”E 64.33 FEET; THENCE ALONG THE ARC OF A 
1041.50 FOOT RADIUS CURVE TO THE RIGHT 85.43 FEET THROUGH A CENTRAL ANGLE OF 
4°41’58” (CHORD: N73°02’01”E 85.40 FEET); THENCE N75°23’00”E 47.97 FEET; THENCE 
S14°37’00”E 107.00 FEET; THENCE N75°23’00”E 26.32 FEET; THENCE ALONG THE ARC OF A 15.00 
FOOT RADIUS CURVE TO THE RIGHT 26.18 FEET THROUGH A CENTRAL ANGLE OF 100°00’00” 
(CHORD: S54°37’00”E 22.98 FEET); THENCE S4°37’00”E 28.31 FEET; THENCE N85°23’00”E 83.00 
FEET; THENCE NORTHEASTERLY ALONG THE ARC OF A 15.00 FOOT RADIUS NON-TANGENT CURVE 
TO THE RIGHT (RADIUS BEARS: N85°23’00”E) 20.94 FEET THROUGH A CENTRAL ANGLE OF 
80°00’00” (CHORD: N35°23’00”E 19.28 FEET); THENCE N75°23’00”E 448.32 FEET; THENCE ALONG 
THE ARC OF A 1095.00 FOOT RADIUS CURVE TO THE RIGHT 114.94 FEET THROUGH A CENTRAL 
ANGLE OF 6°00’51” (CHORD: N78°23’26”E 114.88 FEET); THENCE N81°23’51”E 175.77 FEET TO 
THE WEST RIGHT-OF-WAY LINE OF MOUNTAIN VIEW CORRIDOR; THENCE ALONG SAID RIGHT-OF-
WAY LINE THE FOLLOWING SIX (6) COURSES:  S8°56’42”E 158.12 FEET; THENCE ALONG THE ARC 
OF A 2074.50 FOOT RADIUS CURVE TO THE LEFT 426.55 FEET THROUGH A CENTRAL ANGLE OF 
11°46'52" (CHORD: S14°50'08"E 425.80 FEET); THENCE ALONG THE ARC OF A 3400.00 FOOT 
RADIUS CURVE TO THE RIGHT 353.95 FEET THROUGH A CENTRAL ANGLE OF 5°57'53" (CHORD: 
S17°44'37"E 353.79 FEET); THENCE S14°45'41"E 361.44 FEET; THENCE S12°37'19"E 764.34 FEET; 
THENCE ALONG THE ARC OF A 1800.00 FOOT RADIUS CURVE TO THE RIGHT 268.03 FEET 
THROUGH A CENTRAL ANGLE OF 8°31'54" (CHORD: S8°21'22"E 267.78 FEET) TO THE SOUTH LINE 
OF SAID SECTION 10; THENCE N89°52'02"W ALONG THE SECTION LINE 586.49 FEET; THENCE 
S0°07’58”W 112.03 FEET; THENCE N89°52’02”W 80.00 FEET; THENCE NORTHWESTERLY ALONG 
THE ARC OF A 12.00 FOOT RADIUS NON-TANGENT CURVE TO THE LEFT (RADIUS BEARS: 
N89°52’02”W) 18.85 FEET THROUGH A CENTRAL ANGLE OF 89°59’55” (CHORD: N44°51’59”W 
16.97 FEET); THENCE N89°51’57”W 456.21 FEET; THENCE ALONG THE ARC OF A 429.50 FOOT 
RADIUS CURVE TO THE RIGHT 299.11 FEET THROUGH A CENTRAL ANGLE OF 39°54’05” (CHORD: 
N69°54’54”W 293.10 FEET) TO THE SOUTH LINE OF SAID SECTION 10; THENCE N89°52’02”W 
ALONG THE SECTION LINE 589.57 FEET TO THE POINT OF BEGINNING. 

CONTAINS: ±81.40 ACRES 
 
 

02 Legal Description

Legal Description Prepared by LEI



Village Plan  |   Area 2 3-01

03 Buildout Allocation

Detailed Use

Type 4

The Type 4 area will include up to 210 multi-family ERUs on 14.35 acres and includes approximately 2.81 
acres of open space. The current site design is included on the Village Plan 2 exhibits. The final layout 
and design will be submitted with the Site Plan application, which can be approved by staff. The residents 
of this neighborhood will be able to use the adjacent trail system to access all the amazing Wildflower 
amenities detailed in the Wildflower ARCP.

Type 5

The uses in the Type 5 areas are designated in the Wildflower ARCP as Neighborhood Commercial (NC) 
and Community Commercial (CC). Site Plan approval is required to further define users, development 
designs, and open space, as well as solidify ERUs. Commercial pads may be broken up and developed 
in distinct sections depending on user, location, and market demands. ERUs in these areas will be 
determined by City Code and end-user types. Approximately 2,165 square feet of non-residential floor 
area is equal to one ERU. There is not a maximum number of Type 5 (commercial) ERUs allowed. 5 ERUs 
per acre are assumed for commercial.

The commercial pad labeled Phase G-3 on the Master Plan has been sold to Academica West. Academica 
West is the foremost operator of Charter Schools in Utah. They have 25 schools, 15,000 students, and 
2,000 employees. They will initially build a school that will service K through 8th grades with a projected 
opening in Fall 2021. They have purchased sufficient ground to expand the school to include High School 
grades in the future. Additional approval will be at staff level and achieved through the site plan process.

Open Space Use

The open-air storage site is an open space use. This outdoor storage site will be a place for owners and 
residents to rent space to store RVs, ATVs, boats, and other toys. This use is a deviation from Code since 
outdoor storage is not allowed in NC/CC or residential zones. The area will be enclosed with a 6’ white 
privacy fence and secure access gates. The privacy fence will provide a visual buffer from the open space 
and roads surrounding the storage area. The parking lot will not have an onsite manager. 

Open-air storage does not count toward the open space percentage or amenity points. Further details will 
be provided during the Preliminary and Final Plat Applications. These will be reviewed and addressed by 
the staff.



Village Plan  |   Area 2 3-02

Detailed Use Exhibit

LEGEND

Type Description SF Acres ERUs

5 Commercial 2,092,621 48.04 289*

4 Townhomes / Apartments / Condos 624,918 14.35 210

Open Space 594,286 13.64 --

Utilities 233,810 5.37 --

Total 3,545,635 81.40 210

NOTE: All areas shown are approximate and will be determined at final design. Type 4 includes 
20% open space. The open space total does not include Type 4 open space. 

* Estimated ERUs based on 30% non-residential square footage. One commercial ERU is equal 
to approximately 2,165 non-residential square feet. Actual square footage to be determined at 
final design. There are no maximum commercial ERUs. 

Conceptual. Final details will be 
determined in Site Plan Application.

Acres and ERUs to match Community Plan.

OPEN AIR  
STORAGE 
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Detailed Allocation of All Acreage

The following information details the allocation of all acreage within Village Plan Area 2. Refer to the 
Detailed Use Exhibit on page 3.01, Open Space Tabulation Exhibit on page 12.06, and Lotting Map Exhibit on 
page 6.01.

Area Type Description Land Use Acres ERUs in 
VP2

ERUs/
Gross 
Acre

Goldenrod Type 5 Commercial

Lots/ROW 14.47

TBD TBDOpen Space TBD

Total 14.47

Peony Type 4 Multi-Family

Lots/ROW 11.54

210 14.63Open Space 2.81

Total 14.35

Aster
School Of 
Dreams

Type 5 Commercial

Lots/ROW 12.43

TBD TBDOpen Space TBD

Total 12.43

Aster Type 5 Commercial

Lots/ROW 21.14

TBD TBDOpen Space TBD

Total 21.14

Open Air 
Storage Commercial

Lots/ROW 5.37

TBD TBDOpen Space N/A

Total 5.37

Detention Space 2.27

Open Space 11.37

Grand Total 81.40 210 14.63

Total Open Space   16.45*

Net Residential Acres 11.54

* The total open space area is 16.45 acres. Refer to Open Space Tabulation Exhibit on page 12.06.

	» 210 ERUs are assigned to Village Plan 2 residential neighborhood.

	» All areas shown are approximate, areas to be determined at final design.

	» Refer to the Lotting Map Exhibit for Neighborhood Breakdown on page 6.01.
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04 Development Standards & Design Guidelines

Type 4

Front-load and rear-load townhomes are defined in the Wildflower ARCP under the Type 4 category. 
Village Plan 2 development standards for Type 4 are consistent with standards established for the 
community. In addition, all building and landscape designs adhere to the design guidelines established in 
the ARCP. 

Type 4 plans adhere to Saratoga City Code Section 19.16.04 which states “No building shall be closer than 
5 feet from any private road, driveway or parking space. The intent of this requirement is to provide for 
building foundation landscaping and to provide protection to the building.” City code doesn’t define Parking 
Space. The closest definition is for Off-street Parking which is defined as the space within a building, lot, or 
parking lot, but not within any portion of any public street right-of-way, for the temporary parking of one 
vehicle.  We interpret this definition as the measurement of 5’ feet from the foundation of a building to the 
space designated as parking of one vehicle or measured from the foundation to the right-of-way line as 
designated in the street cross section. The private 26’ right-of-way in the ARCP designates the right-of-
way line as back of curb.

Type 5 

Type 5 site plan and design standards are subject to WDRC approval. The City is required to receive a 
copy of the WDRC approval before permits are issued. In addition to the WDRC standards, all other City 
standards, including setbacks, must be met for site plan approval. Staff may approve site plans without 
additional Planning Commission or City Council approval as long as site plans are consistent with the 
Village Plan. Commercial designs are meant to be cohesive and consistent across the community, and 
approval is required by the WDRC.

One commercial ERU is equal to approximately 2,165 non-residential square feet. Actual square footage 
to be determined at final design. There are no maximum commercial ERUs. 5 ERUs per acre are assumed 
for commercial.
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Master Homeowners Associations

In accordance with City Code Section 19.26.03,2,d of the Planned Community Zone ordinance, a Master 
Homeowners Association (HOA) has been established to review, approve, and enforce architectural 
requirements and restrictions, as well as address common area maintenance obligations as outlined 
in the Wildflower ARCP. Additional HOAs may be created based on end builder preferences. Master 
Homeowners Association will still be in affect over all parts of Wildflower. All sub HOAs shall be obligated 
to follow all Master Homeowners Association and WDRC regulations. 

Wildflower Design Review Committee (WDRC)

All builders are required to submit exterior elevations, materials, colors, and landscaping plans for a 
Design Review Process by the Wildflower Development Review Committee (WDRC). The WDRC must 
review and approve all residential site plans and building permits prior to City submittal as outlined in the 
Wildflower ARCP.
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Fencing Plan Exhibit

Notes

1.	 Required fences adjacent to lots are a requirement of the builder, 
not the developer, and shall be installed prior to receiving 
certificate of occupancy.

2.	 If certificate of occupancy is issued between November and March, 
fencing to be installed by end of June.

3.	 All fencing will take into account the city site triangle code 
requirements.

Conceptual final details will be 
determined in Site Plan Application.



Village Plan  |   Area 2 5-01

05 Phasing & Maintenance Plan

Maintenance

Maintenance for all common open space areas within Wildflower Village Plan 2, including park strips, 
private parks, and developed and natural open space, will be provided by the Master Homeowners 
Association (HOA) and/or Sub Homeowners Associations as described in the Wildflower ARCP. 

Phasing

Wildflower Village Plan Area 2 may be developed in 5 or 6 phases. The Type 4 pad is currently slated to 
be sold and developed by a separate homebuilder. Wildflower Developers LLC will process the Site Plan 
submittal, but will allow the homebuilder to independently seek plat approvals and building permits. The 
homebuilder is required to adhere to all Wildflower ARCP and Village Plan requirements. In addition to 
the Type 4 area, there are potentially three Type 5 areas. The Type 5 areas will be developed as directed in 
the Wildflower ARCP and according to City Code.  
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Phasing Plan Exhibit

Note:	 Phases may be built out 
of order and boundary 
lines may change. Phases 
that depend on future 
improvements are not 
allowed.

Conceptual final details will be 
determined in Site Plan Application.
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ASTER
TYPE 5

Community 
Commercial

PEONY
TYPE 4

Townhomes

GOLDENROD
TYPE 5

Community 
Commercial

Conceptual final details will be 
determined in Site Plan Application.

06 Lotting Map Exhibit
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Landscape Concept Plan Exhibit - Area A

07 Landscape Concept Plan

W
W

11.25°

22
.5°

11.25°

45
°

W
W

C
H

IA
N

TI
 S

TR
EE

T

WILD BLOSSOM BOULEVARD

PEONY DRIVE

W
W

W
W

11.25
°

TREES BOTANICAL NAME COMMON NAME QTY

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Quercus x macdanielii `Clemons` TM Heritage Oak 37

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 50

Tilia tomentosa `Sterling` Sterling Silver Linden 8

Zelkova serrata `Green Vase` Green Vase Sawleaf Zelkova 37

Zelkova serrata `Wireless` Sawleaf Zelkova 52

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 123

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

GROUND COVERS BOTANICAL NAME COMMON NAME QTY

Poa pratensis Kentucky Bluegrass 174,626 sf
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NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C.. STREET TREE
SPACING WILL ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND
OTHER SITE CONDITIONS AND REQUIREMENTS.

LAWN BLEND

NATURAL OPEN SPACE

                                             91,630 sf

                                             1,614,673 sf
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DETENTION BASIN

PROJECT EXTENT

MATCHLINE AREA B

DATA SHEET FOR ENTIRE VILLAGE PLAN AREA

SEE AREA C-1
SEE AREA C-3

DETENTION BASIN

FENCED PERIMETER

                     LOLIUM PERENNE / PERENNIAL RYEGRASS
POA PRATENSIS / KENTUCKY BLUEGRASS

                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH
PLANTINGS SIMILAR TO EXISTING FOOTHILL PLANT 
COMMUNITY.
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MATCHLINE AREA C-4
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TREES BOTANICAL NAME COMMON NAME QTY

Celtis occidentalis Common Hackberry 49

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Gleditsia triacanthos inermis `Harve` Northern Acclaim Honeylocust 64

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 48

Zelkova serrata `Wireless` Sawleaf Zelkova 9

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 131

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29
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PLANT SCHEDULE

LAWN BLEND
                     Lolium perenne / Perennial Ryegrass
                     Poa pratensis / Kentucky Bluegrass

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.

NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 45' O.C., BUT MAY VARY
DEPENDING ON SPECIFIC SPECIES USED. STREET TREE SPACING WILL
ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER SITE
CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

Concept Plant Schedule

Conceptual final details will be 
determined in Site Plan Application.



Village Plan  |   Area 2 7-02

Landscape Concept Plan Exhibit - Area B
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TREES BOTANICAL NAME COMMON NAME QTY

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Quercus x macdanielii `Clemons` TM Heritage Oak 37

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 50

Tilia tomentosa `Sterling` Sterling Silver Linden 8

Zelkova serrata `Green Vase` Green Vase Sawleaf Zelkova 37

Zelkova serrata `Wireless` Sawleaf Zelkova 52

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 123

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

GROUND COVERS BOTANICAL NAME COMMON NAME QTY

Poa pratensis Kentucky Bluegrass 174,626 sf
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PLANT SCHEDULE

NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C.. STREET TREE
SPACING WILL ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND
OTHER SITE CONDITIONS AND REQUIREMENTS.

SEE AREA C-1SEE AREA C-3

SEE AREA C-4

SEE AREA C-2

DETENTION BASIN

FENCED
PERIMETER

LAWN BLEND

NATURAL OPEN SPACE

                                             91,630 sf

                                             1,614,673 sf

                     LOLIUM PERENNE / PERENNIAL RYEGRASS
POA PRATENSIS / KENTUCKY BLUEGRASS

                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH
PLANTINGS SIMILAR TO EXISTING FOOTHILL PLANT 
COMMUNITY.

Concept Plant Schedule

Conceptual final details will be 
determined in Site Plan Application.
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LANDSCAPE CONCEPT PLAN - AREA C-1

                     

                     

                     

                     

                     

                     

                     

                     

                     

TREES BOTANICAL NAME COMMON NAME QTY

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Quercus x macdanielii `Clemons` TM Heritage Oak 37

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 50

Tilia tomentosa `Sterling` Sterling Silver Linden 8

Zelkova serrata `Green Vase` Green Vase Sawleaf Zelkova 37

Zelkova serrata `Wireless` Sawleaf Zelkova 52

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 123

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

GROUND COVERS BOTANICAL NAME COMMON NAME QTY

Poa pratensis Kentucky Bluegrass 174,626 sf
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NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C. STREET TREE SPACING
WILL ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER
SITE CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

LAWN BLEND
                     LOLIUM PERENNE / PERENNIAL RYEGRASS
                     POA PRATENSIS / KENTUCKY BLUEGRASS

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.
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LANDSCAPE CONCEPT PLAN - AREA C-2

                     

                     

                     

                     

                     

                     

                     

                     

                     

MATCHLINE AREA C-4
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TREES BOTANICAL NAME COMMON NAME QTY

Celtis occidentalis Common Hackberry 49

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Gleditsia triacanthos inermis `Harve` Northern Acclaim Honeylocust 64

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 48

Zelkova serrata `Wireless` Sawleaf Zelkova 9

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 131

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

FF

PL

PO

PB

RG

SH

PLANT SCHEDULE

LAWN BLEND
                     Lolium perenne / Perennial Ryegrass
                     Poa pratensis / Kentucky Bluegrass

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.

NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 45' O.C., BUT MAY VARY
DEPENDING ON SPECIFIC SPECIES USED. STREET TREE SPACING WILL
ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER SITE
CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

Landscape Concept Plan Exhibit - Area C1

Concept Plant Schedule

Conceptual final details will be 
determined in Site Plan Application.



Village Plan  |   Area 2 7-04

R
G

R
G R

G R
G

R
G R
GR

G

R
G

R
G R

G

R
G

R
G R

G

R
G

R
G

R
G

R
G

R
GR

G R
G

R
G

R
G

R
G

R
G

R
G

R
G

R
G

R
G

PL
PL

PL

PL PL
PL

FF
FF

FF
FF

FF

FF
FF

FF
FF

FFFF
FF

FF
FF

FF

PB
PB

PB

PB
PB

PB

PB

PB
PBPBPB
PB

PB
PB

PB PB PB

PB
PB

PB PB
PB

PB
PB

PB
PB

PB

PO

SH
SH

SH

SH

SH

SH

SH

SH

SH
SH

PO
PO

PO
PO

PL
PL

R
G

R
G

R
G

R
G

R
G

TREES BOTANICAL NAME COMMON NAME QTY

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Quercus x macdanielii `Clemons` TM Heritage Oak 37

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 50

Tilia tomentosa `Sterling` Sterling Silver Linden 8

Zelkova serrata `Green Vase` Green Vase Sawleaf Zelkova 37

Zelkova serrata `Wireless` Sawleaf Zelkova 52

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 123

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

GROUND COVERS BOTANICAL NAME COMMON NAME QTY

Poa pratensis Kentucky Bluegrass 174,626 sf
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LANDSCAPE CONCEPT PLAN - AREA C-2

                     

                     

                     

                     

                     

                     

                     

                     

                     

MATCHLINE AREA C-4
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NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C. STREET TREE SPACING
WILL ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER
SITE CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

LAWN BLEND
                     LOLIUM PERENNE / PERENNIAL RYEGRASS
                     POA PRATENSIS / KENTUCKY BLUEGRASS

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.
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LANDSCAPE CONCEPT PLAN - AREA C-3
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TREES BOTANICAL NAME COMMON NAME QTY

Celtis occidentalis Common Hackberry 49

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Gleditsia triacanthos inermis `Harve` Northern Acclaim Honeylocust 64

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 48

Zelkova serrata `Wireless` Sawleaf Zelkova 9

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 131

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

FF

PL

PO

PB

RG

SH

PLANT SCHEDULE

LAWN BLEND
                     Lolium perenne / Perennial Ryegrass
                     Poa pratensis / Kentucky Bluegrass

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.

NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 45' O.C., BUT MAY VARY
DEPENDING ON SPECIFIC SPECIES USED. STREET TREE SPACING WILL
ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER SITE
CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

Landscape Concept Plan Exhibit - Area C2

Concept Plant Schedule

Conceptual final details will be 
determined in Site Plan Application.
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TREES BOTANICAL NAME COMMON NAME QTY

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Quercus x macdanielii `Clemons` TM Heritage Oak 37

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 50

Tilia tomentosa `Sterling` Sterling Silver Linden 8

Zelkova serrata `Green Vase` Green Vase Sawleaf Zelkova 37

Zelkova serrata `Wireless` Sawleaf Zelkova 52

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 123

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

GROUND COVERS BOTANICAL NAME COMMON NAME QTY

Poa pratensis Kentucky Bluegrass 174,626 sf
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LANDSCAPE CONCEPT PLAN - AREA C-3
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NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C. STREET TREE SPACING
WILL ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER
SITE CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

LAWN BLEND
                     LOLIUM PERENNE / PERENNIAL RYEGRASS
                     POA PRATENSIS / KENTUCKY BLUEGRASS

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.

Landscape Concept Plan Exhibit - Area C3

Concept Plant Schedule

Conceptual final details will be 
determined in Site Plan Application.
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TREES BOTANICAL NAME COMMON NAME QTY

Ginkgo biloba `Shangri La` Shangri La Ginkgo 27

Juglans nigra Black Walnut 2

Pinus nigra Austrian Black Pine 7

Quercus macrocarpa Burr Oak 8

Quercus x macdanielii `Clemons` TM Heritage Oak 37

Tilia cordata `Greenspire` Greenspire Littleleaf Linden 50

Tilia tomentosa `Sterling` Sterling Silver Linden 8

Zelkova serrata `Green Vase` Green Vase Sawleaf Zelkova 37

Zelkova serrata `Wireless` Sawleaf Zelkova 52

SHRUBS BOTANICAL NAME COMMON NAME QTY

Forsythia x `Fiesta` Fiesta Forsythia 40

Philadelphus lewisii Wild Mockorange 24

Physocarpus opulifolius `Little Devil` Little Devil Ninebark 17

Prunus besseyi `Pawnee Buttes` Sand Cherry 62

Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 123

Shepherdia argentea Silver Buffaloberry 31

GRASSES BOTANICAL NAME COMMON NAME QTY

Calamagrostis x acutiflora `Overdam` Overdam Feather Reed Grass 194

PERENNIALS BOTANICAL NAME COMMON NAME QTY

Agastache cana `Sonoran Sunset` Sonoran Sunset Hyssop 77

Gaura lindheimeri `Sparkle White` Sparkle White Gaura 33

Rudbeckia fulgida `Goldsturm` Black-eyed Susan 29

GROUND COVERS BOTANICAL NAME COMMON NAME QTY

Poa pratensis Kentucky Bluegrass 174,626 sf
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NOTES:
1. QUANTITIES SHOWN ARE FOR ENTIRE VILLAGE 2 PLAN.
2. LANDSCAPE PLANS ARE CONCEPTUAL AND EXACT SPECIES SELECTED AT

TIME OF PLAT MAY VARY FROM THIS PLAN AS DETAILED DESIGN
CONSIDERATIONS ARE MADE. PLANTS WILL GENERALLY BE SELECTED
FROM THE CITY'S RECOMMENDED TREE & PLANT PALETTE, THOUGH
OTHER APPROPRIATE SPECIES WILL ALSO BE INCLUDED BASED UPON
PROFESSIONAL KNOWLEDGE AND EXPERIENCE. THE FINAL LANDSCAPE
PLANS WILL BE REVIEWED WITH THE PRELIMINARY PLAT AND SHALL
COMPLY WITH SECTION 19.06 OF THE SARATOGA SPRINGS MUNICIPAL
CODE.

3. STREET TREE SPACING WILL TYPICALLY BE 50' O.C. STREET TREE SPACING
WILL ALSO BE ADJUSTED FOR DRIVEWAYS, SITE TRIANGLES, AND OTHER
SITE CONDITIONS AND REQUIREMENTS.

4. GROUNDCOVER BETWEEN SHRUBS  IN PLANTING AREAS TO BE BARK
MULCH.

LAWN BLEND
                     LOLIUM PERENNE / PERENNIAL RYEGRASS
                     POA PRATENSIS / KENTUCKY BLUEGRASS

NATURAL OPEN SPACE
                     REPAIR AND/OR REVEGETATE AS REQUIRED WITH PLANTINGS
                     SIMILAR TO EXISTING FOOTHILL PLANT COMMUNITY.

Landscape Concept Plan Exhibit - Area C4

Concept Plant Schedule

Conceptual final details will be 
determined in Site Plan Application.
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Plant Use Detail Exhibit

Shangri La Ginkgo Heritage Oak Greenspire Linden Green Vase ZelkovaBurr OakBlack Walnut Wireless Zelkova

Wild Mockorange Little Devil Ninebark Silver BuffaloberrySand CherryFiesta Forsythia

Black-eyed Susan

Tr
ee

s
Sh

ru
bs

, G
ra

ss
es

 &
 

Pe
re

nn
ia

ls

Austrian Pine

Grow-Low Sumac Overdam Reed Grass Sonoran Sunset Hyssop Sparkle White Gaura

Sterling Silver Linden

TREES

SHRUBS, 
GRASS, AND 
PERENNIAL 

MIX

Plantings will follow the recommended tree and plant 
palate within the City’s Engineering Standards.
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Street Tree Plan
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08 Utility Plans

The following utility plan diagrams provide master utilities that will serve Wildflower  
Village Plan Area 2.

	» Culinary Water Plan

	» Secondary Water Plan

	» Sewer Plan

	» Storm Drain
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Culinary Water Plan Exhibit

Utilities shown are for the development of 
Village Plan 2. See approved Wildflower Master 

Utility Plans for overall utility design.
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Secondary Water Plan Exhibit

Utilities shown are for the development of 
Village Plan 2. See approved Wildflower Master 

Utility Plans for overall utility design.
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Sewer Plan Exhibit

Utilities shown are for the development of 
Village Plan 2. See approved Wildflower Master 

Utility Plans for overall utility design.
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Storm Drain Exhibit

Utilities shown are for the development of 
Village Plan 2. See approved Wildflower Master 

Utility Plans for overall utility design.

Agreement for discharge to canal found 
on page A1-01 of the Appendix.

Discharge summary letter found in 
section A2 of the Appendix.
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Vehicular Plan Exhibit
09 Roadways and Vehicular Plan

Note:	 Roadway cross-sections are detailed in 
the Wildflower ARCP.

Conceptual final details will be 
determined in Site Plan Application.
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10 Pedestrian and Bicycle Plan Exhibit
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Walking and bicycle trail along MVC shall be designed and constructed by  
UDOT to their standards. Some trails may be constructed to a larger 

pavement width as needed for utility access. Additional details provided at 
Site Plan or Plat submittal.

Conceptual final details will be 
determined in Site Plan Application.
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11 Density Transfers

No density transfers are required from the approved Wildflower ARCP. In the event that any density 
transfers occur, the regulations detailed in the Wildflower ARCP will be followed. 
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12 Additional Detailed Plans

The following elements have been included to detail plans and direction contained in the Wildflower ARCP 
for Village Plan Area 2:

	» Signage Plan

	» Temporary Signage Plan

	» Grading Plan

	» Open Space Management

	» Traffic Study
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Signage Plan Exhibit 

Type 5 and Open Air Storage Signage

1.	 Design must be approved by the WDRC.

2.	 Locations for signs not currently shown in Type 5 and Open Air Storage 
areas are allowed to be located according to City Code.

3.	 Signage in Type 5 and Open Air Storage areas shall comply with City 
Commercial Sign Standards with the exception of the following items in 
Section 19.18.10.6a as pertaining to Type 5 building signs:

i.	 Number. Each tenant in a building is permitted one primary building 
sign, and two secondary signs; buildings or uses that are larger than 
50,000 square feet and have more than one primary entrance or 
buildings adjacent to MVC may have a second primary sign.

ii.	 Size, primary signage. The primary building signage shall not exceed 
a cumulative total size equal to eight percent of the façade on which 
the sign or signs are mounted, or 30 square feet, whichever is larger; 
building signage on side of building adjacent to MVC shall not exceed a 
cumulative total size equal to 19 percent of the façade on which the sign 
or signs are mounted, or 60 square feet, whichever is larger.

Notes

1.	 Locations shown represent the approximate vicinity of signs. Locations will 
be refined at plat stage. All entrance features will be placed in common 
areas or signage easements.

2.	 These features shall not conflict with traffic control signaling or traffic 
control devices.

3.	 Sight triangle will be adhered to according to the standards set by the 
American Association of State Highway and Transportation Officials 
(AASHTO).

Conceptual final details will be 
determined in Sign Permit Application.
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OPEN AIR STORAGE

SCHOOL

*	Optional Secondary Entrance  
Feature (neighborhood -  
1 or 2 sided) 8’8”W x 4’7H  
Provided by Builder 
Lit with hooded spotlight in compliance with 
City Code 19.11.05 14d

	-	 OPTIONAL location for builder-
funded entrance feature

	-	 Developer will coordinate with subs 
for production and installation

493/16”

6”

6”

WildRose Entry Feature

6” Concrete Base

Concrete Face consisting of :

- steel frame

- 1/2” MDO (wood)

- 1” high density polyurethane foam

- concrete polymer resin stucco

- fiberglass mesh

- concrete polymer resin stucco

BUILDING MATERIAL KEY

Aluminum painted wit
Duradonic Dark Bronze
/Alton Brown

104”

981/8”

8”

14”
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Temporary Signage Plan Exhibit

	Temporary Community 
Information Sign

*	 Temporary Directional Sign

*	 Commercial On-premise 
Temporary Sign

Notes

1.	 Locations shown represent the 
approximate vicinity of signs. 
All signs will be a minimum 
of 3’ back from any sidewalk 
and their height/length from 
property line. Locations will 
be detailed at sign permit 
application.

2.	 Signs shall not conflict with 
traffic control signaling or 
traffic control devices.

3.	 Sight triangle will be 
adhered to according to the 
standards set by the American 
Association of State Highway 
and Transportation Officials 
(AASHTO).

4.	 Temporary signs will be 
installed on builder-owned lots 
or open space, not on privately 
owned lots.

Temporary directional signage (*) may be installed where indicated, as needed to direct traffic to builder model home(s). 

The areas highlighted in yellow ( ) along MVC may require additional branded temporary community information signs during 
active development. The design and message may vary, but the purpose is to provide information about the Wildflower community. 
Sign faces shall not exceed 96 sf and height of sign will not exceed 12 feet from grade. Temporary community information signage 
shall be at least 200 feet from any other temporary sign.

There are 5 commercial parcels in Village Plan 2. Temporary, on-premise signs for Type 5 areas are permitted as detailed 
in Section 19.18.08. Possible locations for these signs are marked with an (*). Sign permits, production, and installation of 
commercial signage shall be the responsibility of commercial tenant/owner.

No more than a total of five signs (no matter the type) are allowed along MVC at one time. As commercial properties install allowed 
signage, the Wildflower developer will remove any signs that put the total quantity along MVC above five. 

Builder-branded, model home signage located on the model property or general yard area where the model 
is located may not exceed a total of 32 sf per model. Sign permits, production, and installation of 
builder signage shall be the responsibility of builder. 

EXAMPLE
Temporary Community Information Signs

EXAMPLE
Temporary Directional Sign

Harvest Moon

7 feet

4 feet

Harvest HillsBack of Signs

7 feet

4 feet

7 feet

4 feet

*

Final details will be determined in Sign 
Permit Application.
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Conceptual Grading Plan Exhibit

Conceptual final details will be 
determined in Site Plan Application.
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Open Space Management Plan

The total acreage within Village Plan 2 is 81.40 total acres which is comprised of 27.99 acres of Type 4 
residential and open space, 5.37 acres for open air storage, and an additional 48.04 acres of commercial. 
Of the 27.99 acres, 16.45 acres of open space will be provided, which includes 13.64 acres of general 
open space and 2.81 acres of open space within the Type 4 development. As additional Type 5 property 
is developed, open space will be provided according to the Wildflower ARCP and City Code. The amount, 
location, and design details will be determined at Site Plan and Plat submittal.

General open space is managed by the Master HOA, and Type 4 open space is managed by a sub-HOA.

The site plan details for the Peony Type 4 townhome neighborhood are included in the Appendix starting 
on page A3-01. At a minimum, this Edge Homes community will include a 1,348 square foot clubhouse, 
25’ x 50’ swimming pool, 4 picnic tables, and a playground. These amenities add up to 325.32 amenity 
points as detailed below. 

Type 4 Amenity Points

Proposed Amenity Quantity Points Per Each Total Points

Clubhouse Associated w/ Pool 1 150.0 150.0

Pool 25’ x 50’ 1 150.0 150.0

Picnic Table 4 .8 .32

Playground 1 25 25

Total Type 4 Amenity Points 325.32



Village Plan  |   Area 2 12-06

Open Space Tabulation Exhibit

Conceptual final details will be 
determined in Site Plan Application.
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LEGEND

Land Use Open Space

Type 4  2.81

Type 5 *

Open Space 13.64

Total 16.45

* Type 5 open space TBD at Site Plan per City Code
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Open Space Management Exhibit

Conceptual final details will be 
determined in Site Plan Application.

LEGEND

Improved Open Space (Type 4 & Type 5 Open Space)

Improved Native Open Space* with Public Access to Trails

Private Landscaping Detention Basin
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*	 Native open space refers to the establishment of 
vegetation according to the ARCP definition of Native 
Open Space as defined in the conditions of approval.
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Natural Resources Inventory
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Traffic Study

Village Plan 2

 

 

 
1220 North 500 West, Ste. 202     Lehi, UT 84043     p 801.766.4343    

www.halesengineering.com 
 

Wildflower Village 2 
Traffic Impact Study 

 

 

Saratoga Springs, Utah 
 
 
 

January 9, 2020 

UT19-1603 

 

01/11/2020
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Saratoga Springs – Wildflower Village 2 Traffic Impact Study i 

 

EXECUTIVE SUMMARY 

This study addresses the traffic impacts associated with the proposed Wildflower Village 2 
development located in Saratoga Springs, Utah. The proposed project is located on the west side 
of Mountain View Corridor (MVC), south of Harvest Hills Boulevard 

Included within the analyses for this study are the traffic operations and recommended mitigation 
measures for existing conditions and plus project conditions (conditions after development of the 
proposed project) at key intersections and roadways near the site. Future 2025 conditions were 
also analyzed. 

The evening peak hour level of service (LOS) was computed for each study intersection. The 
results of this analysis are shown in Table ES-1. Recommended storage lengths are shown in 
Table ES-2. 
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Saratoga Springs – Wildflower Village 2 Traffic Impact Study ii 

 

 

SUMMARY OF KEY FINDINGS/RECOMMENDATIONS 

The following is a summary of key findings and recommendations: 
• New turning movement counts were collected along the newly constructed MVC 

frontage road system in Saratoga Springs. The estimated project trip assignments of 
Wildflower Village 3A and Village 4 were added on top of these volumes for the 
“existing (2019) background” volumes. 

• All study intersections are currently operating at an acceptable LOS during the evening 
peak hour in existing (2019) background conditions. 

• The development will consist of residential townhomes, office and retail space. 
• The intersections of Harvest Moon Drive / NB MVC FR and Harvest Moon Drive / SB 

MVC FR are expected to operate at failing levels of service during the evening peak 
hour with project traffic added. All other intersections are anticipated to operate at an 
acceptable LOS. 

o Recommendation: That traffic signals be installed at Harvest Moon Drive / NB 
MVC FR and Harvest Moon Drive / SB MVC FR. 

• All study intersections are anticipated to operate at an acceptable LOS during the 
evening peak hour in future (2025) background conditions. 

• The Harvest Hills Boulevard / SB MVC FR and Access 1 / Harvest Hills Boulevard 
intersections are expected to operate at failing levels of service during the evening 
peak hour in future (2025) plus project conditions. 
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Saratoga Springs – Wildflower Village 2 Traffic Impact Study iii 

 

o Recommendation: That Harvest Hills Boulevard between the Access 1 / 
Harvest Hills Boulevard and Harvest Hills Boulevard / SB MVC FR 
intersections have a 5-lane cross section with two lanes in the east – and 
westbound directions and a two-way left-turn median.  

o Recommendation: That dual protected left-turn lanes be added to the 
eastbound movement at the Harvest Hills Boulevard / NB MVC FR intersection. 

o Recommendation: That right- and left-turn pockets for all approaches be added 
to the Access 1 / Harvest Hills Boulevard intersection. Future developments to 
the west of this intersection may warrant more improvements. 

o Recommendation: That signal timing be adjusted and optimized as traffic 
volumes increase on Mountain View Corridor and on side streets in the area. 

o The delay at Access 2 is due to the high through volumes on the MVC FR. It is 
anticipated with the MVC freeway will be installed by 2030 and that most of the 
through volumes on MVC will be drawn away from the frontage roads. 
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13 Site Characteristics

Village Plan 2 is located in the center section of the Wildflower development, south of the main entrance 
feature. The property is boxed in on three sides. Mountain View Corridor (MVC) is located on the east 
side of the property, Wildflower Main commercial area is on the South side, and Rocky Mountain Power 
Corridor is on the West. There will be three main access points; Chianti Drive from the north, Peony in 
the middle, and Aster Drive from the south. There are two swales that pass through this area that will 
affect improvement plans and schedules. Most of the area is in the Zone 2 Water Region. All other site 
characteristics were included in the approved Wildflower ARCP.
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14 Master Development Agreement

This Village Plan is subordinate to the Master Development Agreement, Wildflower ARCP, and Master 
Utility Plan which is before the city for City Council Approval.



APPENDIX

Appendix

A1  Agreement to Discharge to Canal

A2  Discharge Summary Letter from LEI

A3  Edge Site Plan Details
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A1 Agreement to Discharge to Canal

	» It is understood that a permanent, paved access road is required for all utilities. However, in 
case of temporary installation conditions, such as extension of utilities through future phases 
of developments, a temporary all-weather surface is sufficient. A 12 foot access road shall be 
constructed to all manholes and shall be capable of supporting H-20 loading as determined by a 
geotechnical engineer.

	» Sewer Mains shall be located as indicated on the City’s Standard drawings and shall be located in 
ROW, dedicated open spaces, private open spaces or 20 foot wide easement.

	» The maximum operating pressure for the water system in the home is to be 110 psi unless 
otherwise approved by the City Engineer.

	» Use 2019 standards for piping.

	» 18’ driveways are allowed, but are not to be counted as parking.

	» All City approvals to be effective for 12 months from the approval date.

	» Clear sight triangle to conform to AASHTO standards.
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Wildflower Utility Master Plan Report

2/19/2021 

  
 
 
 

Wildflower Utility Master Plan Report 
Amendment #1: Village 2 Storm Drain Outfall 

 
 
 
 
 
 
 
 
 

February 19, 2021 
 
 

 
 
 
 
 
 
 
 

 
 

Prepared By: 
 

 
 

3302 N Main Street  
Spanish Fork, UT 84660 

(801) 798-0555 

I hereby certify that this report for the onsite 
drainage was prepared by me (or under my direct 
supervision) in accordance with the provisions of 
the City of Saratoga Springs Storm Water Design 
Standards and Regulations, and was designed to 
comply with the provisions thereof. I understand 
that the City of Saratoga Springs does not and will 
not assume any liability for drainage facility design. 
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Description of Development 
This amendment was prepared to provide some clarification as well as to highlight the 
storm drain outfall for the Village 2 area. This falls within the overall Service Area #2 from 
the approved Wildflower storm drain masterplan. Both the outfall location as well as the 
outfall flowrate will be discussed in this report. 
 
Proposed Storm Drainage Facilities 
An excerpt from the approved storm drain masterplan report that discussed the outfall from 
the developed areas of Service Area #2 is included below. 
 

The onsite development for service area #2 consists of the Wildflower Village 2 and Village 
3 development areas. The storm drain design for the Village 3 area has been approved by 
the City. This area consists of multiple detention basins to slow the overall on-site release 
from this area to 4.55 cfs as was previously approved. The runoff from the Wildflower 
Village 3A area will be discharged into the Jacob Welby canal as previously agreed and 
approved by the canal company, the City and the Developer. 

The future runoff from Village 2 will be detained on-site and released at a rate of 5.0 cfs. 
The final detailed design of this area will be completed in the future. This will limit the 
combined on-site runoff from Service Area #2 to 9.55 cfs, which is below the approved 
12.1 cfs discharge rate from the agreement with the canal company. 

 
When the storm drain masterplan was prepared only Village 3A had been designed, so an 
allowable discharge of 5.0 cfs was reserved for the future Village 2 outfall design. When 
Village 2 was designed it was found that due to the grading of the site all the anticipated 
contributing area would not be able to be routed to the combined Village 3A and V2 outfall 
under Mountain View Corridor.  
 
An exhibit form the Wildflower Village 2 storm drain report has been included in Appendix 
A for reference. All the hatched areas in this exhibit were originally expected to be routed 
under Mountain View Corridor in addition to the Village 3A area to the north. Only the 
areas in red and blue were routed under Mountain View Corridor. All the commercial area 
and roads shown in the area in green will flow to the south and eventually be routed under 
SR-73. 
 
From the Village 2 storm drain report: 
 

As was previously discussed the maximum release rate that was assigned for the full build-
out of the Village 3A and Village 2 contributing areas is 9.45 cfs. Of the Village 2 
development area, some portions of the future commercial area on the south end will no 
longer be routed under Mountain View corridor but will be routed to the south to the 
existing drainage channel. These areas will be required to detain their runoff onsite before 
releasing downstream. A total release rate of 5 cfs was allotted to the Village 2 area. Based 
on this release rate, and the contributing area, the maximum release rate is 0.075 
cfs/acre. These future commercial areas will need to detain and release at this rate. This 
will prevent the ultimate discharge at the crossing under SR-71 from exceeding what was 
originally planned. A breakdown of the release rates is included in Table 1. 
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Table 1: Release Rate Summary 

Village 2 & 3 Detention Basin 7.59 cfs 
Village 2 Future Commercial 1.86 cfs 
Total Village 2 & 3 Release 9.45 cfs 

 
Based on the Village 2 design the total outfall from Village 3A and Village 2 will be 9.55 
cfs as was approved in the Utility Master Plan Report. Due to the site grading and the 
subdivision of the property into commercial lots, the outfall location will change slightly 
in that only 7.59 cfs will be routed to the pipe under Mountain View Corridor, and the 
additional 1.86 cfs will be routed to the south and under SR-73.  
 
As was mentioned in the expert from the Village 2 report cited above, all the future 
commercial areas will be required to detain their runoff to the allowable release rate of 
0.075 cfs/acre. Any downstream development to the south will need to account for the 
runoff from the Village 2 roads as well as the release from the commercial areas. In 
addition, the downstream development will need to retain and infiltrate the increase in 
runoff volume from the Village 2 road areas. The commercial lots will also be required to 
infiltrate their own increase in runoff volume. 
 
It should be noted that this additional flow discharged to the south will be accounted for in 
future development and that the overall rate and quantity of runoff discharged to the 
existing SR-73 crossing will not exceed that that was released in the native, historic 
conditions. Any increases in flow or volume will be handled by the combination of 
retention, infiltration, and detention. The specifics of these systems will be designed for 
the areas to the south of Village 2 in the future. 
 
Conclusion 
Due to grading constraints all the originally anticipated development areas were not able 
to be routed to the existing storm drain pipe that was installed under Mountain View 
Corridor. The updated design of the Wildflower Village 2 area took this into account. The 
original maximum outfall rate of 9.55 cfs was held for the design, but a small portion of 
the Village 2 runoff will now be routed to the existing pipe installed under SR-73 rather 
than the Mountain View Corridor pipe.
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MOUNTAIN VIEW CORRIDOR

FINAL DETENTION BASIN TO
BE CONSTRUCTED WITH

VILLAGE 2 IMPROVEMENTS

VILLAGE 2 DEVELOPMENT
AREAS TO DETAIN AND
RELEASE INTO  PIPE

FUTURE DEVELOPMENT AREAS
TO DETAIN AND RELEASE INTO
PIPE

FUTURE DEVELOPMENT AREAS
TO DETAIN AND RELEASE INTO
HISTORIC CHANNEL

RELEASE RATE FOR ALL
FUTURE DEVELOPMENT AREAS
WITHIN VILLAGE 2 TO BE
RESTRICTED TO 0.075
CFS/ACRE PER AGREEMENT
WITH CITY AND CANAL
COMPANY.

OUTFALL PIPE TO CONNECT WITH
24" PIPE INSTALLED BY UDOT.

Appendix A — Contributing Area Exhibit
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Welby Jacob Sormwater Agreement
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A2 Discharge Summary Letter from LEI

 

Page 1 of 3 
 

December 22, 2020 

 

RE: Wildflower Storm Drainage Outfall 

 

This memo will walk through and provide highlights of the Wildflower storm drain system 
design and detail the proposed discharges to the existing 84-inch pipe under SR-73. 

In addition to the on-site development area that will be improved in the future, there are 
multiple large upstream drainage basins that have historically drained through the 
Wildflower development area. The on-site development areas will implement detention 
basins and other associated infrastructure to detain and infiltrate the runoff before it is 
discharged from the development site. The off-site drainage basins are to remain in their 
native state, and the runoff from these areas will be routed undetained through or around 
the Wildflower Springs development and be discharged downstream. 

A copy of the overall Wildflower storm drain analysis has been attached to this memo for 
reference. Copies of relevant exhibits have also been extracted from this report and have 
been included for easier reference in discussing some of the aspects of the storm drain 
design. 

The Wildflower area has been divided into three separate drainage areas. This is based on 
upstream contributing drainage basins and downstream discharge points. All three service 
areas were addressed in the attached overall storm drain analysis. 

Offsite Drainage 
The Overall Offsite Contributing Areas exhibit that has been attached shows the six upstream 
drainage basins that have historically flowed through the Wildflower development area. The 
runoff from these areas will be conveyed through the Wildflower development and 
discharged downstream. The runoff from service area #1 (SA #1) will drain to the north of 
the development and SA #2 and #3 will drain to the southeast corner of the development, 
where SR-73 curves to the south. At this location there is an existing pipe under SR-73 that 
will convey the runoff to the south. 

Onsite Drainage 
The development area has been divided into multiple areas for the onsite storm drain 
modeling. These areas are based on the proposed layout of the development and the 
location of detention and infiltration basins. All onsite runoff will be detained and released 
at historical or lower release rates and volumes. 

Discharge Rates 
Based on the modeling that was completed to meet City requirements, the maximum release 
rates for SA #1 will be 36.36 cfs/3.54 cfs (offsite/onsite). For SA #2 and #3, the maximum 
runoff is estimated to be 289.96 cfs/59.39 cfs. This equates to a total flow of 349.35 cfs for 
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SA #2 and #3. This total combined flow is based on adding all the peak flows and is not representative of 
the actual peak flow that will be reached at the discharge point. This is due to the routing that will take 
place and the different times of concentration for each sub basin. When all the contributing areas are 
routed to a single point within the SSA model, the maximum peak reached at this point is 285.41 cfs. 

These maximum runoff values are likely conservative. LEI’s original design of the offsite drainage models 
utilized soil classification data downloaded from the USDA Websoil survey site and composite curve 
numbers that were calculated for these areas. These curve numbers ranged from 63.52 up to 66.68. Based 
on these original curve numbers, the maximum runoff for SA #1 was estimated at 12.77 cfs for the offsite 
areas. For SA #2 and #3 the offsite runoff was reduced from a total of 289.97 cfs to 109.80 cfs with the 
lower curve numbers. When all the offsite and onsite areas were routed with the lower curve numbers, 
the estimated peak was 138.65 cfs. 

In an effort to provide conservative runoff estimates, and to lower the chance of downstream flooding, 
the City requested a curve number of 70 for these offsite areas to be used. This is what is reflected in the 
included storm drain reports and the higher discharge rates mentioned above. 

Pre Versus Post Development Discharge Volumes 
The Wildflower development will match historic runoff outflows in both rate and volume for development 
areas within Service Areas #1 and #3. To meet historic runoff volumes, combination detention/retention 
basins will be installed in Service Areas #1 and #3. These basins will consist of underground infiltration 
systems such as chambers, perforated pipes, or gravel infiltration galleries installed in the bottoms, and 
above ground detention storage.  

The infiltration areas will be sized to allow the difference in volume from pre-development to post-
development conditions to infiltrate into the ground rather than being discharged from the site. This will 
ensure only the historic volume of runoff is released from the development.  

Preliminary calculations were completed for Service Areas #1 and #3 to determine the feasibility of the 
system as described above. These calculations were done based on the conceptual detention basin 
locations and infiltration tests that were performed by GeoStrata. The infiltration area that was used was 
based on 65 percent of the conceptual basins shown on the masterplan drawings. This will allow for the 
reduction in bottom area from side slopes and other grading within the basins.  

The infiltration rates from the GeoStrata tests ranged from 10 inches per hour to 72 inches per hour at 
the proposed basin locations. To provide a factor of safety in a conceptual design, an infiltration rate of 5 
inches per hour was used in the calculations.  

Final design will incorporate additional testing and appropriate Best Management Practices (BMPs). The 
storm drain master plan exhibit and the preliminary calculations for the feasibility of the infiltration 
systems has been included with this memo. As plans are finalized in the future detailed calculations and 
designs for these basins will be completed to ensure the volume of runoff released from the site does not 
exceed the historic runoff volumes. The final design will meet the City feasibility study requirements. 

Service Area #2 will drain to the existing Jacob Welby Canal and will meet the requirements of the 
agreement between the developer, the City, and the canal company. 
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Outfall 
The existing pipe under SR-73 as surveyed is an 84-inch diameter CMP at a slope of 0.90%. Using 
Manning’s equation, the maximum flow capacity of this pipe is estimated to be 375.17 cfs. Based on these 
calculated capacities, the outfall pipe should be able to convey the peak runoff.  

It should be noted that these runoff rates are all based on 100-year storm flows.  

If any more information is needed, please let me know. 

Respectfully, 

 

 

Dan Fechner, P.E. 

LEI Engineer

 

Attachments: 

Contributing Area Exhibit 

Overall Wildflower Storm Drain Masterplan 

Conceptual Infiltration Calculations 

GeoStrata Infiltration report 

Wildflower Service Area #1-#3 Storm Drain Masterplan Report 
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