
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 766-9793 at least one day prior to the meeting. 

 

 

 
 

 

Planning Commission Meeting 
Thursday, March 13, 2014 

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

 
 

  AMENDED AGENDA  
 

 

Closed Session to discuss pending or reasonably imminent litigation - starting at 6:30 p.m. 
 

Regular Session commencing immediately following Closed Session.  
 

Regular Meeting  
 

1. Pledge of Allegiance. 

 
2. Roll Call.  

 
3. Public Input – Time has been set aside for any person to express ideas, concerns, comments, 

questions or issues that are not listed on the agenda.  Comments are limited to three minutes. 

 
4. Amended Concept Plan for Green Springs located at approximately 1885 South Centennial Boulevard, 

Capital Assets, applicant. Presented by Sarah Carroll. 
 

5. Concept Plan for Platinum Car Wash located at approximately 1413 North West Commerce Drive, 
Gary Hadfield, applicant. Presented by Sarah Carroll. 

 

6. Concept Plan for Lake Cove located at approximately 3618 South Spinnaker Drive, Ron Johnston, 
applicant. Presented by Scott Langford.  

 
7. Concept Plan for Unique Autobody located at approximately 2148 North Stagecoach Drive, Andrew 

Bollschweiler, applicant. Presented by Scott Langford.  

 
8. Commission Comments. 

 
9. Director’s Report. 

 
10. Adjourn. 
 

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



Sarah Carroll, Senior Planner 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
scarroll@saratogaspringscity.com • 801-766-9793 x106  •  801-766-9794 fax 

 

 
 
 
 
 
 

Planning Commission 
Staff Report 

 
Concept Plan 
Green Springs 
March 13, 2014 
Public Meeting 
 

Report Date:    March 6, 2014 
Applicant/Owner: Capital Assets 
Location:   Approximately 1855 South Centennial Blvd. 
Major Street Access:  Redwood Road 
Parcel Number(s) & Size: 59:001:0065 and 11.94 acres 
Parcel Zoning: R-3 PUD, Low Density Residential Planned Unit Development 
Adjacent Zoning: R-3 PUD, Low Density Residential Planned Unit Development 
Current Use of Parcel: Undeveloped 
Adjacent Uses: Single Family Homes, Golf Course 
Previous Meetings: 11/13/12, Rezone, Concept, Preliminary Plat Review; 7-16-13, 

Phase 1 Final Plat Review 
Previous Approvals:  11/13/12, Preliminary Plat, Rezone to R-6 PUD; 7-16-13, Phase 1 

Final Plat;  11/5/13, Resolution passed repealing rezoning from 
R-3 PUD to R-6 PUD that occurred 11/13/12 

Land Use Authority: N/A for Concept Plan  
Future Routing: Public meeting with City Council 
Author:    Sarah Carroll, Senior Planner 

 
 
 
A. Executive Summary:  

This is a request for review of a Revised Concept Plan for Green Springs located at approximately 
1855 South Centennial Boulevard. The proposed concept plan indicates 40 single family lots 
ranging in size from 10,013 to 12,837 square feet in size. The plans indicate some small open 
space areas to be used for detention ponds. The site is currently zoned R-3 PUD.  

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

 
B. Background:  

The applicant received final plat approval for Phase 1 of a proposed townhome development on 
this site on November 5, 2013. They now intend to pursue a request to revise their approvals to 
a single family lot layout for this location. After concept plan review they will proceed with 
requests to amend the preliminary and final plat approvals that were previously granted.   
 



C. Specific Request:  
The proposed Concept Plan has 40 single family residential lots ranging in size from 10,013 to 
12,837 square feet. The Concept Plan has very little open space except for detention basins 
behind lots 1-4 and 21,22,23. However, the applicant indicates they will be improving some of 
the adjacent golf course rough with native grass to match other improved areas throughout the 
course. They are negotiating with the golf course to allow a detention basin to be located on the 
course.    
 

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

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

F. Review: The application will be reviewed under the Code that was in place when the original 
applications for preliminary and final plat were received. The biggest item of consideration is that 
the previous version of the code allowed the minimum lot width to be 70 feet wide while the 
current version increased this requirement to 80 feet minimum. The proposed concept plan 
includes several lots that are between 70 and 80 feet wide. In the alternative, the PUD Chapter 
(Chapter 19.07) allows the City Council to consider variations to lot widths.   
 

G. General Plan:   
The General Plan designates this area for Medium Density Residential. The Land Use Element of 
the General Plan defines Medium Density Residential as development that has 4 to 14 units per 
acre. The proposed subdivision consists of 40 lots on 11.94 acres, resulting in a density of 3.35 
units per acre. If the additional 1 acre of off-site is included, the result is a density of 3.09 units 
per acre. Therefore, the revised concept plan shows density that is less than the density 
envisioned for this area.  
 

H. Code Criteria:  
Section 19.04.13 regulates the R-3 Zone.  Chapter 19.07 regulates the PUD Overlay Zone, and 
Chapter 19.12 regulates the subdivision process. Pertinent requirements from these Chapters are 
reviewed below.  
 
Permitted or Conditional Uses: complies.  Section 19.04.13(2) & (3) lists all of the permitted 
and conditional uses allowed in the R-3 zone.  The concept plan provides for residential building 
lots which are supported as a permitted use in the R-3 zone.  
 
Minimum Lot Sizes: complies. 19.04.13(4) states that the minimum lot size for residential lots 
is 10,000 square feet.  The smallest lot shown on the Preliminary Plat is 10,013 square feet. 
 
Setbacks and Yard Requirements: can comply. Section 19.04.13(5) outlines the setbacks 
required by the R-3 zone. These requirements are: 
 

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

The Concept Plan does not provide a setback detail. This requirement will be reviewed in greater 
detail when the Preliminary Plat is submitted.  
 
Minimum Lot Width: complies. The current version of the code requires lots in the R-3 zone 
to be 80 feet wide. However, this is a request to amend previous approvals and the original 
applications were received before the Code amendment was passed (July 2013) that increased 
this requirement from 70 feet to 80 feet. All of the proposed lots are 70 feet wide or wider. In 
the alternative, lot width variations may be granted at the discretion of the City Council.  
 
Section 19.07.06 (1) states “In a vested PUD Overlay Zone, variations from the development 
standards of the underlying zone may be permitted by the City Council provided the variations 
meet the requirements of this Chapter and are specifically adopted by the City Council as part of 
the approved PUD plans.” 
 
Minimum Lot Frontage: complies. Every lot in the R-3 zone shall have a minimum lot 
frontage of 35 feet. The proposed lots comply with this requirement.  
 
Maximum Height of Structures, Maximum Lot Coverage, and Minimum Dwelling Size: 
reviewed with building permit application. The R-3 zone requires a maximum height of 35 
feet, maximum lot coverage of 50% and minimum dwelling size of 1,250 square feet. These 
requirements will be reviewed with each individual building permit.  
 
Open Space Requirement: up for discussion. The City Code requires a minimum 15% open 
space in the R-3 zone and 30% open space within a PUD overlay. The applicant is proposing to 
develop approximately 1.32 acres of open space, which includes two landscaped detention basins 
onsite equaling .32 acres and approximately 1 acre of golf course property to the south of the 
site along Centennial Boulevard, part of which will be a portion of the required detention basin, to 
be planted with native grasses. The Original SSD MDA and amendment allowed the golf course to 
satisfy the open space requirements. Based on substantial completion of the SSD project, the 
argument could be made that it is appropriate to allow the completed improvements to continue 
to satisfy the open space requirements. Further, the argument could be made that the MDA and 
amendment are still active because the project was delayed by the lawsuits and referendum. See 
Advisory Opinion 107, Office of Property Rights Ombudsman, Utah.   
 
Sensitive Lands: up for discussion.  Sensitive Lands are defined in Section 19.02.02 as:  

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

 
Section 19.04.13 states credit toward meeting the open space requirement may be given for 
sensitive lands per the following code criteria: 
 

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

b. All sensitive lands shall be placed in protected open space. 
c. Sensitive lands may be used for credit towards meeting the minimum open space 
requirements. However, no more than fifty percent of the required open space area shall 
be comprised of sensitive lands. 
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Based on substantial completion of the SSD project, the argument could be made that it is 
appropriate to allow the completed improvements to continue to satisfy the open space 
requirements. Further, the argument could be made that the MDA and amendment are still active 
because the project was delayed by the lawsuits and referendum. See Advisory Opinion 107, 
Office of Property Rights Ombudsman, Utah.   

 
Trash Storage: complies. Each home will have its own garbage can in the future. No dumpster 
locations are being proposed nor are they necessary.  
 
Parking: can comply. Section 19.09.11 requires single-family homes to have a minimum 2 
parking stalls within an enclosed garage.  Driveways leading to the required garages must be a 
minimum 20 feet in length.  Even though this requirement will be reviewed by the building 
department with each individual building permit application, the proposed lots are of sufficient 
size to support this requirement. 
 
Circulation: The circulation through the site involves a semicircular road with two access points 
onto Centennial Boulevard and a connecting road through the site as well. This will provide 
adequate connection and circulation.  
 
Fencing: can comply.  Section 19.06.09 requires fencing along property lines abutting open 
space, parks, trails, and easement corridors.  Fencing will be reviewed in further detail once the 
Preliminary Plat is received.  
 

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

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

 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Green Springs – Concept Plan                 
Date: March 13, 2014 
Type of Item:   Concept Plan Review 
 
 

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

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Capital Assets 
Request:  Concept Plan 
Location:  1855 South Centennial Blvd. 
Acreage:  11.94 acres – 40 lots 

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

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

 
D. Proposed Items for Consideration:   

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

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

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

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

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

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

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

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

 



F. Meet all applicable city ordinances and engineering conditions and requirements 
in the preparation of the Construction Drawings. 

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

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

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

Specifications, most recent edition. 
 
J. Prepare and record easements to the City for all public utilities not located in a 

public right-of-way. 
 

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

 
L. Provide an overall drainage schematic and ensure that any proposed drainage 

basins do not impact the existing drainage channel including impacts that may 
affect the capacity and/or slope stability of the channel. Provide easements for 
any infrastructure located outside the plat boundary. 

 
M. Proposed plat cannot create any remnant parcels. 
 
N. Developer shall provide a hard surface access to all sewer manholes that are 

outside of the public ROW. 
 
O. Consider protection from errant golf balls on all lots adjacent to the golf course, 

especially lots 7 through 12. 
 
P. Relocation of the existing sewer may not reduce capacity (pipe slope) and will 

need to have complete plans for the construction of the sewer main, the 
complete removal of the existing main to be abandoned, and plans for bypass 
pumping of sewage during construction. 

 
Q. Road designs must meet all City standards and also comply with all applicable 

recommendations of the geotechnical report. 
 
R. All private ROW’s and common areas should be designated as utility easements. 
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Sarah Carroll, Senior Planner 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
scarroll@saratogaspringscity.com • 801-766-9793 x 106  •  801-766-9794 fax 

 

 
 
 
 
 
 

Planning Commission 
Staff Report 

 
Concept Plan 
Platinum Car Wash 
March 13, 2014 
Public Meeting 
 

Report Date:    March 6, 2014 
Project Request / Type  Concept Plan   
Applicant: Gary Hadfield 
Location:   1413 North, West Commerce Drive  
Major Street Access:  SR 73 
Parcel Number(s) and size: 662420003, 662420002, 2.196 total acres (site area 1.422 acres)  
General Plan Designation: Regional Commercial 
Zone:    Regional Commercial (RC) 
Adjacent Zoning:  Regional Commercial (RC) 
Current Use:   Vacant  
Adjacent Uses: Chase Bank, Dollar Tree, IHC Clinic 
Previous Meetings:  Walmart Final Plat was approved 6-12-07  
Land Use Authority: City Council  
Future Routing: City Council   
Planner:   Sarah Carroll, Senior Planner 

 
 
 
A. Executive Summary:  

This is a request for review of a Concept Plan for a “Car Wash (full service)” within the RC zone, 
to be located at 1431 North West Commerce Drive. The concept plan indicates the proposed 
layout for the car wash, including employee parking, service bays, office and waiting area, 
landscape areas, and self-serve vacuums to be located in the southeast corner of the site.   
 
Recommendation: 
Staff recommends that the Planning Commission conduct a public meeting and 
provide informal direction to the applicant and staff regarding the conceptual 
subdivision. No official motion or recommendation is provided for Concept Plans. 
 

B. Background:  
The building lots were created with the “Saratoga Wal-mart Subdivision” plat that was recorded 
in 2007 (attached). The property is zoned RC and the site is comprised of Lots 2 and 3 in the 
southwest corner of this plat.  The applicant is proposing to use 1.42 acres of the 2.12 acre site. 
This request will require a lot line adjustment application or a plat amendment application in the 
future to adjust the lot lines and a site plan application.  
 
 



C. Specific Request:  
The proposed Concept Plan has a single commercial building that will provide a drive-through car 
wash, storage areas, detail service bays, and a waiting room. The building is a total of 10,862 
square feet. The office and waiting room and associated storage room will be approximately 
1,232 square feet.  21 parking stalls are proposed; however, one of these will need to become a 
landscape island as the Code does not allow more than 10 stalls in a row. The proposed parking 
stalls are generally intended to be used by employees since the customers will not need to park 
their vehicle very often. 35.69 percent of the site is proposed to be landscaped and the applicant 
is requesting reduced landscaping within the front setback area adjacent to West Commerce 
Drive. 
 

D. Process:  
Section 19.13.04. 6. Outlines the process for Concept Plans and states:  
 

Concept Plan Process. 
a. A Concept Plan application shall be submitted before the filing of an application for 

subdivision or Site Plan approval unless the subdivision was part of a previous Concept 
Plan application and the application does not significantly deviate from the previous 
Concept Plan. 

b. The Concept Plan review involves an informal conference with the developer and the 
City’s Development Review Committee and an informal review of the plan by the 
Planning Commission and City Council. The developer shall receive comments from the 
Development Review Committee, Planning Commission, and City Council to guide the 
developer in the preparation of subsequent applications.   

i. The Development Review Committee, Planning Commission, and City Council 
shall not take any action on the Concept Plan review. 

ii. The Development Review Committee, Planning Commission, and City Council 
comments shall not be binding, but shall only be used for information in the 
preparation of the development permit application. 

 
E. Community Review:  

There is no requirement to notice concept plans because the comments received from the 
Planning Commission and City Council are not binding.  Formal community interaction will occur 
once a formal public hearing is scheduled for subdivision and site plan review. 
 

F. General Plan:   
The Land Use Map of the General Plan designates this property for Regional Commercial uses. 
The Land Use Element of the General Plan states “Regional Commercial areas shall be 
characterized by a variety of retail users including big box retail configured in developments that 
provide excellent vehicular access to and from major transportation facilities.  Developments 
located in Regional Commercial areas shall be designed so as to create efficient, functional 
conglomerations of commercial activities.” 
 
Staff Conclusion: complies. The site and nearby properties are currently zoned RC. Nearby 
uses include Chase Bank, Dollar Tree, IHC Clinic, etc. The proposed access lines up with the 
access for Chase Bank and Dollar Tree and is an adequate distance from the intersection of SR73 
and West Commerce Drive. The City does not yet have a full-service car wash within the 
boundaries of the City; thus, this business will offer a service that is not currently offered. The 
proposed business location and proposed access location will contribute to functional 
conglomerations of commercial activities by providing a full-service car wash within the regional 
commercial zone.  
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G. Code Criteria:  
The requirements for the RC zone are outlined in Section 19.04.22. The parking requirements are 
in Chapter 19.09 and the Site Plan requirements are in Chapter 19.14. Pertinent sections of these 
Chapters and sections are reviewed below.   
 
Permitted or Conditional Uses: can comply.  Section 19.04.22 lists all of the permitted and 
conditional uses allowed in the RC zone.  The Concept Plan proposes a use that is defined as “car 
wash (full-service)”. Chapter 19.02 states: “Car wash (full service)” means a car wash with 
facilities for the washing or waxing of automobiles, light trucks and vans, which may include 
drying equipment, vacuums, and other incidental uses. Full service car washes shall not include 
open self-service bays.” This is a conditional use in the RC zone.  The applicant will have to 
receive approval of a conditional use permit in conjunction with site plan approval in order to 
operate the proposed use.  
 
Minimum Lot Sizes: complies. The minimum lot size in the RC zone is 20,000 square feet. 
The proposed project is 61,972 square feet. A lot line adjustment or plat amendment will be 
required as this project proceeds. Based on the proposed concept plan, it appears the remaining 
property (~0.774 acres) can meet this requirement.   

 
Setbacks and Yard Requirements: up for discussion. Section 19.04.22 outlines the 
setbacks required by the RC zone. The front of the building is facing West Commerce Drive. The 
setback requirements are reviewed below.  
 

Front:  can comply. Not less than twenty feet is required. The plans indicate 
approximately 35 feet for the front building setback. However, the applicant is 
requesting a reduced landscape area in the front as outlined under “landscaping 
requirements” later in this report.  

   
Sides:  can comply. Twenty feet is required when adjacent to RC zones. The proposed 

building is setback more than 20 feet from the future property lines. They will be 
able to comply once the property lines have been officially amended.  

 
Rear:  complies. The RC zone requires a 20 foot rear setback. The rear property line is 

the west property line. The building is setback approximately 25 feet from this 
property line.  

 
Other General Requirements: complies. In addition to the specific setback 
requirements noted above, no building shall be closer than five 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. Exceptions may be 
made for any part of the building that may contain an approved drive-up window. The 
building is closer than five feet to many of the paved areas on the site. However, these 
paved areas are not private roads, driveways or parking spaces, but are travel lanes for 
services offered on the site.  
 

The setbacks will be reviewed in greater detail when the site plan is submitted; however, it 
appears that the proposed building is in compliance with most of these standards. An exception 
to the requirement for 20 feet of landscaping within the front setback is being requested. 
 
Structure Height: Reviewed with Site Plan application. No structure in this zone shall be 
taller than 50 feet. Conceptual building elevations are attached and the building does not appear 
to be taller than 50 feet. However, this will be verified during the Site Plan Review process as 
building elevations are not required with the concept plan application. 
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Maximum Lot Coverage: complies. The maximum lot coverage in this zone is fifty percent. 
The proposed site is 61,972 square feet. The proposed building is a total of is 10,862 square feet, 
which is 17.53% of the site.  
 
Minimum Building Size: complies. Individual structures within this zone shall be a minimum 
of 1,000 square feet above grade. The proposed building is 10,862 square feet.  
 
Development Standards: does not comply. The development standards include 
requirements for architectural review and landscape plan review which will be reviewed further 
with the site plan application because landscape plans and elevations are not required with the 
concept plan submittal. However, the landscape area within the required front setback is 6.86 
feet (rather than the 20 feet) at its narrowest and  does not comply with Section 
19.04.22(9)(b)(i).   
 
Section 19.04.22(9)(b)(i) states “required front yard areas, and other yard areas facing a public 
street, shall have a landscaped area of not less than twenty feet (or as reduced in subsection 5.b. 
above) as approved through the Site Plan review process.” Subsection 5.b. contains no criteria 
for reducing the 20 ft. landscaping requirement. However, the old criteria (prior to July 2013) in 
5.b. stated that the Council may reduce setbacks (front and rear) to ten feet if “the reduction 
provides a more attractive and efficient use of the property.” Therefore, staff has determined 
that this is the proper standard to use for reducing the front landscaping requirement. Following 
are possible reasons to grant or deny the reduction:   
 

For: The proposed drive-aisle cannot be located where it is shown and the site will have 
to be redesigned.  
 
Against: 20 feet of landscaping in front of the building adds aesthetic appeal to the site.  

 
Uses Within Buildings: City Council approval required. This section requires all uses to be 
conducted entirely within an enclosed building except for those deemed by the City Council to be 
customarily and appropriately conducted outside such as automobile refueling stations and gas 
pumps. The proposed business will include personnel who hand-dry vehicles and this will be 
conducted outside. The proposed business will also offer self-service vacuums, which are to be 
operated outside.  
 
Trash storage: Reviewed with Site Plan application. Section 19.14.04 requires trash 
storage areas to be comparable with the proposed building and surrounding structures. This will 
be reviewed with the site plan application as this information is not required for concept plan 
review. The Concept plan does not identify the trash storage area.  
 
Buffering/Screening Requirements: Reviewed with Site Plan application. This section 
requires fencing or landscaping to buffer uses in the RC zone that abut Agricultural or residential 
uses. There are not any abutting agricultural or residential uses. This section also requires a 
minimum number of both deciduous and evergreen trees. Landscape requirements will be 
reviewed with the site plan application as this information is not required for concept plan review.   
 
Landscaping Requirements: complies. Twenty percent of the total project area is required to 
be landscaped and all sensitive lands shall be protected. The plans indicate 35% of the site will 
be landscaped and there are not any sensitive lands within the project area.  
 
Sensitive Lands: complies. Sensitive lands shall not be included in the base acreage when 
calculating the number of ERUs permitted in any development. This site does not have any 
sensitive lands.  
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Parking: possibly complies. Section 19.09.11 requires specific numbers of parking stalls based 
on specific land uses and requires 5 stalls per 1000 square feet for “car wash (full service)”. The 
concept plan indicates 21 parking stalls. One of those stalls will need to be eliminated to meet 
the requirement for landscape islands every 10 stalls, leaving 20 parking stalls. The parking 
requirement may be calculated in the following two ways: 
 

If the parking is calculated based on the size of the office/waiting area (1,232 square 
feet), the result is 7 required parking stalls and the plans comply.  
 
If the parking is calculated based on the size of the entire building (10,862 square feet), 
the result in 55 required parking stalls. The plan indicates 20 parking stalls. If the area in 
the service bays, stacking lanes, drive isles, and vacuum area are allowed to count, it is 
possible that there are 35 additional spaces.  

 
Landscaping in Parking Areas: does not comply. Section 19.09.08 requires a 10 foot berm 
between parking areas and the public street and requires a landscape island every 10 stalls. The 
landscape area between the parking area for self-vacuuming and the West Commerce Drive right 
of way appears to be eight feet. This will need to be increased by two feet. There are 13 parking 
stalls shown on the north end of the project. One of these stalls will need to be a landscape 
island.  
 

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

1. All requirements of the City Engineer shall be met, including those listed in the attached 
report. 

2. All requirements of the Fire Chief shall be met. 
3. Future applications are to include site plan, conditional use permit, and a plat 

amendment or lot line adjustment.  
4. City Council approval is required for the front setback landscape reduction 
5. City Council approval is required for the uses performed outside. 
6. The dumpster location needs to be identified with the site plan application. 
7. A landscape berm is required between parking areas and the public street. 
8. A landscape island is required every 10 parking stalls.  

 
I. Exhibits: 

1. Engineering Report 
2. Location Map 
3. Letter from Applicant 
4. Saratoga Wal-mart Subdivision 
5. Concept Plan 
6. Floor Plan 
7. Proposed Elevations 

 



 

City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Platinum Car Wash – Concept Plan                 
Date: March 13, 2014 
Type of Item:   Concept Plan Review 
 
 

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

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Gary Hadfield 
Request:  Concept Plan 
Location:  1413 North West Commerce Drive 
Acreage:  2.196 total acres (site area 1.422 acres) 

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

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

 
D. Proposed Items for Consideration:   

 
A. Based on the proposed concept plan a lot line adjustment will be required prior to 

site plan approval.  The remaining lot shall meet the minimum lot requirements 
for the regional commercial zone. 

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

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

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

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

developed property) and all UPDES and NPDES project construction 
requirements.  Storm water must be treated to remove 80% of TSS and all 
hydrocarbons and floatables prior to discharge into the City sytem. 

 
E. Meet all applicable city ordinances and engineering conditions and requirements 

in the preparation of the Construction Drawings. 



 
F. Project bonding must be completed as approved by the City Engineer prior to 

receiving a building permit. 
 
G. All review comments and redlines provided by the City Engineer are to be 

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

Specifications, most recent edition. 
 
I. Prepare and record easements to the City for all public utilities not located in a 

public right-of-way. 
 

J. Provide a comprehensive geotechnical report. 
 
K. Provide comprehensive drainage calculations. 
 
L. Parking stalls shall have an island ever 10th stall, to comply with the City Land 

Development Code. 
 
M. Lighting fixtures and lighting intensities shall meet the lighting requirements 

found in the Land Development Code and Engineering Standards and 
Specifications, most recent editions. All parking stalls shall have a minimum 
illumination of 0.5 ft-candles. Lighting shall have a color of 3200-3500 K. 

 
N. Provide adequate and safe pedestrian access from Commerce Drive to the Site 

and building. Routing pedestrians down a drive isle does not seem safe or 
acceptable. 

 
O. Do not encroach upon the existing 30’ trail easement and PUE with any structures 

or detention. This area is to be landscaped and preserved for the trail and existing 
and future utilities.  

 
P. Identify all existing utilities and laterals on and adjacent to site. Any unused utility 

laterals shall be removed to the main and capped. Identify all utility relocations 
that will be required and coordinate with the appropriate utility companies. 

 
Q. A cross access easement shall be provided for the adjacent lot to the north 
 
R. Provide and erosion control plan with BMP’s and BMP details. Contractor must 

obtain an NOI from the state prior to commencing construction. 
 
S. Provide complete landscaping and irrigation plans. 
 
T. Provide details for all site items and structures, city standard or other. 
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Planning Commission 
Staff Report 

 
Lake Cove 
Concept Plan 
March 13, 2014 
Public Meeting 
 

Report Date:    February 26, 2014 
Applicant/Owner: Ron Johnston / Desert Peak Management Group, LLC 
Location:   3618 South Spinnaker Drive 
Major Street Access:  Harbor Park Way 
Parcel Number(s) & Size: 452280148, -149, -150, -151, -170; 6.424 acres 
Parcel Zoning: R-3, Low Density Residential 
Adjacent Zoning: R-3 
Current Use of Parcel: Vacant 
Adjacent Uses: R-3, Low Density Residential (north, south and west); R-3, Low 

Density Residential (east) Utah Lake 
Previous Meetings:  none 
Previous Approvals:  04/10/2007 Rezone, 09/25/2007 MDA Amendment (expired) 
Land Use Authority: City Council 
Future Routing: Public meeting with City Council 
Author:    Scott Langford, Senior Planner 

 
 
 
A. Executive Summary:  

This is a request for review of a Concept Plan for a proposed single-family residential 
development located at approximately 3618 South Spinnaker Drive.  The site is comprised of a 5 
existing parcels totaling 6.424 acres and is zoned R-3, Low Density Residential.  The R-3 zone 
permits up to 3 units per acre.  The Revised Concept Plan proposes 14 single-family lots for an 
overall density of 2.18 units per acre.   

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

 
B. Background:  

The subject property was rezoned from AG to R-3 on April 10, 2007.  The property was also part 
of the amended Harbor Bay Master Development Agreement, which was approved in September 
2007.  This agreement is now expired. 
 
 
 

Scott Langford, AICP, Senior Planner 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
slangford@saratogaspringscity.com • 801-766-9793 x116  •  801-766-9794 fax 
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C. Specific Request:  
The Concept Plan has 14 single family residential lots ranging in size from 10,722 square feet up 
to 19,414 square feet.  The Concept Plan also includes 0.83 acres of open space; however 
approximately 0.5 acres of this open space is within the 100 year flood plain and therefore 
designated as sensitive land.  
 

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

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

F. General Plan:   
The General Plan designates this area for Low Density Residential development. The Land Use 
Element of the General Plan defines Low Density Residential as development that has one to four 
units per acre. The proposed subdivision consists of 2.8 units per acre; therefore it is in 
compliance with the density envisioned for this area.  
 

G. Code Criteria:  
Section 19.12.03 of the City Code states, “All subdivisions are subject to the provisions of Chapter 
19.13, Development Review Process”. The following criteria are pertinent requirements for 
Preliminary Plats listed in Sections 19.12 (Subdivision Requirements) and 19.04.13 (R-3 
Requirements) of the City Code. 
 
Permitted or Conditional Uses: complies.  Section 19.04.13(2 & 3) lists all of the permitted 
and conditional uses allowed in the R-3 zone.  The Concept Plan shows residential building lots 
which are supported as a permitted use in the R-3 zone.  
 
Minimum Lot Sizes: complies. 19.04.13(4) states that the minimum lot size for residential lots 
is 10,000 square feet.  The smallest lot shown on the Concept Plan is 10,722 square feet. 

 
Setbacks and Yard Requirements: complies. Section 19.04.13(5) outlines the setbacks 
required by the RC zone. These requirements are: 
 

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

This requirement will be reviewed in greater detail when the Preliminary Plat is submitted; 
however, setbacks shown on the Concept Plan are in compliance with these requirements. 
 
Parking, vehicle and pedestrian circulation: can comply. Section 19.09.11 requires single-
family homes to have a minimum 2 parking stalls within an enclosed garage.  Driveways leading 
to the required garages must be a minimum 20 feet in length.  Even though this requirement will 
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be reviewed by the building department with each individual building permit application, staff 
believes that the proposed lots are of sufficient size to support this requirement. 
 
Access to the proposed lots comes from Spinnaker Bay Drive, which is currently a 2,786 foot long 
dead-end street. The City Code is currently be amended to address second access requirements.  
These changes have received a favorable recommendation from the Planning Commission and 
will be presented to the City Council on March 25, 2014 for possible adoption.  Since these 
amendments will likely be adopted by the City Council, and this subdivision will be required to 
meet these standards, we recommend that the applicant be informed of these pending code 
amendments, which are: 
 
19.12.06(1) 

e. Access:  
i. Two separate means of vehicular access onto a collector or arterial road shall be 

required when the following thresholds are met: 
1. Whenever the total number of single-family units served by a single 

means of access will exceed fifty (50).   
2. Whenever the total number of multi-family units served by a single 

means of access will exceed seventy-five (75). 
3. Whenever the total number of multi-family and single-family units served 

by a single means of access will exceed one hundred (100).  
ii. Exceptions: where no point of second access is available within five hundred feet 

(500’), and where all units are provided with an approved sprinkler system, a 
second access shall not be required until the number of units reaches double the 
above limits.  

iii. Where two means of access are required, the points of access shall be placed a 
minimum of 500 feet apart, measured along the center of the driving lane from 
center of right-of-way to center of right-of-way.  

 
Based on this pending ordinance change, the Lake Cove subdivision will have to provide another 
road access from McGregor Lane to Spinnaker Bay Drive via either the extension of Harbor Bay 
Drive or Catamaran Way. 
 
Fencing: can comply.  Section 19.06.09 requires fencing along property lines abutting open 
space, parks, trails, and easement corridors.  The Code also states that in an effort to promote 
safety for citizens using these trail corridors and security for home owners, fences shall be semi-
private. A 6-foot tall wrought iron style fence was constructed along the Lake Shore trail as part 
of the Harbor Bay development.  Staff recommends the continuation of this same fence along the 
east property lines of the private lots. Staff therefore recommends that the applicant include 
fencing details with their Preliminary Plat showing semi-private fencing between private lots and 
open space.   
 
Open Space: can comply. The City Code requires a minimum 15% open space.  The Concept 
Plan indicates that there is approximately 0.83 acres of open space; however, approximately 0.5 
acres of this open space is within the 100 year flood plain and therefore designated as sensitive 
land. 
 

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

 
Credit toward meeting the open space requirement may be given for sensitive lands per the 
following code criteria: 
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a. Sensitive lands shall not be included in the base acreage when calculating the number 
of ERUs permitted in any development and no development credit shall be given for 
sensitive lands. 

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

If 50% of the area designated as sensitive land is counted toward meeting the open space 
requirement, then the proposed Concept Plan provides approximately 9% open space.  The 
applicant has the option of requesting a payment in lieu of open space to make up the 
difference.  The applicant has indicated that they plan on pursuing this option when they submit 
their Preliminary Plat application.    
 

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

I. Exhibits: 
1. Engineering Report 
2. Zoning / Location map 
3. Aerial Photo 
4. Concept Plan 
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City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Lake Cove – Concept Plan                 
Date: March 13, 2014 
Type of Item:   Concept Plan Review 
 
 

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

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Ron Johnston / Desert Peak Management Group, LLC 
Request:  Concept Plan 
Location:  3618 South Spinnaker Drive 
Acreage:  6.424 – 14 Lots 

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

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

 
D. Proposed Items for Consideration:   

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

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

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

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

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

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

flows. 
 

E. Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 
developed property) and all UPDES and NPDES project construction 
requirements. Storm water must be cleaned to remove 80% TSS and all floatables 
and hydrocarbons. A Detention system shall be provided for, separate from the 



public storm water conveyance system and shall be installed by the developer 
and maintained by the HOA. 

 
F. Developer shall meet all applicable city ordinances and engineering conditions 

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

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

complied with and implemented into the construction drawings. 
 

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

 
J. Public utilities and easements, except for laterals, located outside of the ROW 

shall not be contained within any residential lots. Prepare and record easements 
to the City for all public utilities not located in a public right-of-way and provide 
paved access to all manholes. 

 
K. Developer shall improve all open spaces and dedicate them to the HOA for 

ownership and maintenance. 
 
L. The geotechnical report identified the presence of moisture sensitive soils on-site. 

This should be noted on the plat and any sensitive soils within the ROW and 
under foundations shall be removed and replaced with structural fill as per the 
engineer’s recommendations. 
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Planning Commission 
Staff Report 

 
Unique Autobody 
Concept Plan 
March 13, 2014 
Public Meeting 
 

Report Date:    February 25, 2014 
Project Request / Type  Concept Plan   
Applicant: Andrew Bollschweiler  
Location:   2148 North Stagecoach Drive  
Major Street Access:  Redwood Road  
Parcel Number(s) and size: 580230210, 6.49 acres (actual site area 1.65 acres)  
General Plan Designation: Office Warehouse 
Zone:    Office Warehouse (OW)  
Adjacent Zoning:  OW (east & south), MU (north), and RC (west)  
Current Use:   Vacant  
Adjacent Uses: Extra Space Storage (south & east), Car Dr. & Saratoga Auto 

Parts (West), Vacant (north)   
Previous Meetings:    
Land Use Authority: City Council  
Future Routing: City Council   
Planner:   Scott Langford, Senior Planner 

 
 
 
A. Executive Summary:  

This is a request for review of a Concept Plan for a new office warehouse building that would 
facilitate a use defined in the land development code as “Automobile Repair, Major”. The site is 
located at 2148 North Stagecoach Drive.  The site is comprised of a single existing parcel totaling 
26.93 acres and is zoned R-3, Low Density Residential.  The R-3 zone permits up to 4 units per 
acre.  The Revised Concept Plan proposes 52 single-family lots for an overall density of 1.93 units 
per acre.  This concept is essentially the same plan that was approved by the City Council on 
March 28, 2006. 

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

 
B. Background:  

This property is part of the North Saratoga Center Office Warehouse and Storage Units, which 
was approved by the City Council June 2011.  A portion of the commercial space along Redwood 
Road has been built and the first phase of the self-storage units has been built. The subject site 

Scott Langford, AICP, Senior Planner 
1307 North Commerce Drive, Suite 200  •  Saratoga Springs, Utah 84045 
slangford@saratogaspringscity.com • 801-766-9793 x116  •  801-766-9794 fax 
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is approximately 1.65 acres of the total 2.7 acres incorporated as Phase 2B of the overall North 
Saratoga Center development.  
 
The City has received a separate application that proposes an amendment Phase 2B.  This 
separate site plan amendment essentially expands the existing self-storage building into a portion 
of Phase 2B. This proposed amendment works in harmony with this concept plan. 
 

C. Specific Request:  
The proposed Concept Plan has a single commercial building dedicated to auto body and 
vehicular repair.  The uses within the building are broken down into the following categories; 
3,283 square feet of office space, 2,204 square feet of auto repair area, 12,490 square feet 
dedicated for a carwash, with the remaining 3,297 square feet for indoor sales and service.  
 

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

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

F. General Plan:   
The General Plan designates this area for Office Warehouse. The Land Use Element of the 
General Plan defines Office Warehouse as development that “will be defined by different activities 
that will range from automotive repair centers to office and assembly facilities for small business.  
It is expected that the individual tenants will maintain some office or showroom space as a part 
of their business activity.” The proposed automotive repair business is in compliance with the 
purpose and intent of the Office Warehouse designation.  
 

G. Code Criteria:  
Section 19.12.03 of the City Code states, “All subdivisions are subject to the provisions of Chapter 
19.13, Development Review Process”. The following criteria are pertinent requirements for site 
plans listed in Sections 19.14 (Site Plan Requirements) and 19.04.23 (OW Requirements) of the 
City Code. 
 
Permitted or Conditional Uses: can comply.  Section 19.04.23(2 & 3) lists all of the 
permitted and conditional uses allowed in the OW zone.  The Concept Plan proposes a use that is 
defined as “Automobile repair (Major)”.  This is a conditional use allowed in the OW zone.  The 
applicant will have to receive approval of a conditional use permit in conjunction with site plan 
approval in order to operate the proposed use.  
 
Minimum Lot Sizes: complies. 19.04.23(5) states that the minimum size for developments for 
this zone is 40,000 square feet (0.918 acres).  The 1.65 acre development is part of a much 
larger office warehouse development.  The applicant will have to update Phase 2B of the North 
Saratoga Center development and likely amend the associated subdivision plat to create property 
lines which match the new plan. 

 
Setbacks and Yard Requirements: can comply. Section 19.04.23(6) outlines the setbacks 
required by the OW zone. These requirements are: 
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Front: Not less than fifty feet. 
 
Sides: 50 feet when adjacent to a residential zone / zero when adjacent to commercial, 
industrial, or agriculture zones  
 
Rear: Not less than fifty feet  
 
Other General Requirements: In addition to the specific setback requirements noted 
above, no building shall be closer than five 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. Exceptions may be made for any 
part of the building that may contain an approved drive-up window. 
 

The setbacks will be reviewed in greater detail when the site plan is submitted; however, it 
appears that the proposed building is in compliance with most of these standards. The one 
exception is the building foundation landscaping must be extended to all sides of the building.  
The purpose of this requirement is not only for aesthetic site improvement, but also to improve 
vehicular and pedestrian circulation safety by providing improved sight visibility at the corners of 
the building. 
 
Parking, vehicle and pedestrian circulation: does not comply. Section 19.09.11 requires 
specific numbers of parking stalls based on specific land use. The following table is a breakdown 
of the specific uses proposed within the building and the associated parking required per Section 
19.09.11 of the City Code. 
 
 

Use Square Feet Code Requirement Stalls Required 
Office 3,283 5/1,000 (1/200) 16.42 
Auto Repair 2,204 5/1,000 (1/200) 22.04 
Carwash 12,490 5/1,000 (1/200) 62.45 
Auto Sales & Service 3,297 5/1,000 (1/200) 16.48 

Total: 117.39 (118) 
 
 
The applicant has provided a total 85 parking stalls, knowing that this is below what the code 
currently requires.  They have done so, to raise the question about the appropriateness of the 
City’s current parking standards. 
 
The following table illustrates the parking requirements in other cities along the Wasatch Front 
based on the proposed concept: 
 
 

City Use Code Requirement Stalls Required 

Lehi 

Manf., Industrial, 
Wholesale 

1/employee & adequate spaces for any 
company vehicle 44 

Business Offices 2, Plus 1/300 gross square feet 12 
Carwash Not provided  

Total: 56 

Bluffdale 

Auto Repair facility 4/service bay or 1/800sqft of floor area, 
whichever is greater 64 

Business Office 1/300sqft 6 

Car Wash 2, plus at least 3 stacking spaces per 
wash bay 8 

Total: 78 
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City Use Code Requirement Stalls Required 

 
West 

Jordan 

Automotive Repair 4/service bay 64 
Office  1/400 5 
Car Wash 1/employee 1 

Warehouse 1/employee on max. shift or 1 / 4,000 
sqft, whichever is greater 1 

Total: 71 

Salt 
Lake 

Auto Repair 1/service bay 16 
Office and retail 
areas 3/1,000 6 

Warehouse 2/1,000 for the first 10,000sqft 4 
Car Wash Not provided  

Total: 26  
 
The applicant has provided a rough floor plan of the proposed use.  It appears that an additional 
20 parking spaces within the building could be counted toward meeting the overall site parking 
requirements.  However, adding the 20 spaces to the 85 spaces shown outside still puts the site 
13 parking spaces below the minimum required by the current code.   
 
The City Council may allow up to a 10% parking reduction if it is determined that the deviation 
meets the intent of the Code [19.09.05(8)]. Even with a City Council granted reduction of 10%, 
the site would still be under parked by 2 stalls. 
 
The applicant hopes that this information will serve as a catalyst to discuss appropriate 
amendments to the current parking requirements. 
 
Maximum Height of Structures: can comply. Section 19.04.23(7) limits the height of 
structures to 35 feet.  The applicant has provided a rough conceptual drawing of the proposed 
building. It appears to be a one story building with a mezzanine.  The height of the building will 
be verified once a Site Plan application is submitted.  
 
Lot Coverage: complies. Section 19.04.23(8) limits the building coverage to 50% of the 
developed site.  The building footprint is approximately 21,275 square feet.  The size of the site 
is approximately 71,874 square feet.  Therefore the building coverage is approximately 30%. 
 
Minimum Lot Width: complies. Section 19.04.23(9) requires a minimum lot width of 70 feet.  
The width of this site is 391.27 feet. 
 
Development Standards: can comply. Section 19.04.23(10a) states that the Urban Design 
Committee (UDC) shall review the Site Plan and building elevations.  The UDC will review the 
required Site Plan material once it is submitted. 
 
Section 19.04.23(10b) requires a minimum 15 foot landscape buffer between the parking area 
and the public street.  Section 19.09.08 requires a minimum 8 foot wide landscaped strip where a 
parking area abuts a property line which is not zoned residential or agriculture.  In both cases, 
the provided Concept Plan complies with these requirements. 
 
Section 19.04.23(10c) states that site landscaping shall be in accordance with the applicable 
sections of the City Code.  It appears that the Concept Plan has provided sufficient areas to meet 
the landscaping requirements; however, a detailed review of the site landscaping cannot be 
completed until a formal Site Plan application has been submitted.   
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Uses Within Buildings: complies. Section 19.04.23(11) requires all uses within the OW zone 
to be conducted within a fully enclosed building.  The Concept Plan complies with this 
requirement. 
 
Trash Storage: can comply. Section 19.04.23(12) requires onsite trash storage locations in an 
enclosed/screened structure.  The Concept Plan shows a dumpster enclosure in the northeast 
corner of the site.  A three foot wide landscape buffer must be installed between the enclosure 
and the adjacent parking stall. 
 
Buffering/Screening Requirements: not applicable. Section 19.04.23(13) requires walls, 
fencing, or landscaping of acceptable design to screen the boarders of any commercial or 
industrial lot which abuts an agricultural or residential use.  There are no such uses that boarder 
this site. 
 
Open Space Requirements: complies. Section 19.04.23(14) requires a minimum 20% of the 
total project area to be used for landscaping.  The Concept Plan indicates that there is 23.20% of 
land dedicated toward landscaped areas. 
   

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

I. Exhibits: 
1. Engineering Report 
2. Zoning / Location map 
3. Aerial Photo 
4. Concept Plan 
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City Council 
Staff Report 
 

Author:  Jeremy D. Lapin, City Engineer  
Subject:  Unique Auto Body – Concept Plan                 
Date: March 13, 2014 
Type of Item:   Concept Plan Review 
 
 

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

submittal and provides the following recommendations. 
 
B. Background: 
 

Applicant:  Unique Auto Body – Andrew Bollschweiler 
Request:  Concept Plan 
Location:  2148 Stagecoach Dr. 
Acreage:  21,275 sf or 0.49 acres – 1 proposed building 

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

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

 
D. Proposed Items for Consideration:   

 
A. Based on the proposed concept plan a subdivision will be required prior to site 

plan approval.  All lots shall meet the minimum lot requirements for the current 
zone. 
 

B. Prepare construction drawings as outlined in the City’s standards and 
specifications and receive approval from the City Engineer on those drawings 
prior to receiving Final approval from the City Council. 
 

C. Developer shall meet all applicable city ordinances and engineering conditions 
and requirements in the preparation of the Construction Drawings. 

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

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

 
E. Show all existing utilities on the project. 

 
F. Project bonding must be completed as approved by the City Engineer prior to 



recordation of plats. 
 

G. All work to conform to the City of Saratoga Springs Standard Technical 
Specifications, most recent edition. 

 
H. Developer shall prepare and record easements to the City for all public utilities 

not located in a public right-of-way. 
 

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

 
J. Provide a drainage schematic for the proposed area, including slopes, detention 

areas, and outfall location.   
 

K. Project must meet the City Ordinance for Storm Water release (0.2 cfs/acre for all 
developed property) and all UPDES and NPDES project construction 
requirements. Storm water must be treated to remove 80% of TSS and all 
hydrocarbons and floatables prior to discharge into the City sytem. 

 
L. Show overall parcel and proposed lots to be created. 
 
M. Show and dimension all setbacks for the proposed lot. 
 
N. All review comments and redlines provided by the City Engineer are to be 

complied with and implemented into the construction drawings. 
 

O. Lighting fixtures and lighting intensities shall meet the lighting requirements 
found in the Land Development Code and Engineering Standards and 
Specifications, most recent editions. All parking stalls shall have a minimum 
illumination of 0.5 ft-candles. Lighting shall have a color of 3200-3500 K. 
 

P. Provide adequate and safe pedestrian access from Stagecoach Drive to the Site 
and building.  

 
Q. Identify all existing utilities and laterals on and adjacent to site. Any unused utility 

laterals shall be removed to the main and capped. Identify all utility relocations 
that will be required and coordinate with the appropriate utility companies. 

 
R. Provide and erosion control plan with BMP’s and BMP details. Contractor must 

obtain an NOI from the state prior to commencing construction. 
 
S. Provide complete landscaping and irrigation plans. 
 
T. Provide details for all site items and structures, city standard or other. 
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BUILDING AREAS:
BUILDING SQ. FT.

MAIN FLOOR (19,725 SQ. FT.)
OFFICE 1,734 sq. ft.
SERVICE BAYS 2,204 sq. ft.
CARWASH & DRIVE AISLES 12,490 sq. ft.
UPPER FLOOR (1,549 sq. ft.)
OFFICE 1,549 sq. ft.

TOTAL 21,275 SQ. FT.
NOTE:
1. ALL AREA CALCULATIONS ARE APPROXIMATE AND

CAN CHANGE DUE TO CONSTRUCTION TOLERANCES.

LOT AREAS:
SQ. FT. / ACRES

LOT 71,994 SQ. FT. / 1.65 ACRES
BUILDING FOOTPRINT 19,725 SQ. FT. / 0.45 ACRES

LANDSCAPING 16,706 SQ. FT. / 0.38 ACRES
INTERIOR PARKING 1,372 SQ. FT. / 0.03 ACRES
REMAINING 15,334 SQ. FT. / 0.35 ACRES
CONCRETE

NOTE:
1. ALL AREA CALCULATIONS ARE APPROXIMATE AND CAN CHANGE DUE TO CONSTRUCTION

TOLERANCES.

PARCEL IDENTIFICATION:
TAX ID NUMBER:  58:023:0210

ADDRESS: 2148 NORTH STAGECOACH DRIVE (CERTIFICATE OF ADDRESS NO. #####)

PARKING REQUIREMENTS:
SQ. FT. CITY REQM'T

OFFICE
MAIN 1,734 sq. ft. 8.67 (5/1000)
UPPER 1,549 sq. ft. 7.75 (5/1000)

AUTO REPAIR
MAIN 2,204 sq. ft. 22.04 (2 PER 200 SQ. FT.)

CARWASH
MAIN 12,490 sq. ft. + 
UPPER 0 sq. ft. 62.45 (5/1000)

AUTO, BOAT, RV, ETC. SALES & SERVICE
MAIN 3,297 sq. ft. 16.48 (5/1000)

TOTAL REQUIRED: 118(117.39)

TOTAL PROVIDED: 85
PARKING: 83
ACCESSIBLE SPACES 2 (2 REQ'D - 51 to 100)

REFERENCED CODES:
- SECTION 19.09.11 OF OF THE SARATOGA CITY, UTAH CODE (FOR CITY REQUIREMENTS)

NOTES:
1. ALL AREA CALCULATIONS ARE APPROXIMATE AND CAN CHANGE DUE TO CONSTRUCTION

TOLERANCES.

LANDSCAPING AREAS:
SQ. FT. CITY REQ'T

PARKING AREA ############## 1/10 PARKING LOT ISLANDS REQ'D)
PARKING LANDSCAPING 1,372 SQ. FT.

TOTAL LANDSCAPED AREA 16,706 S.F. / 23.20 % 20% FRONT AND PARKING

NOTE:
1. PARKING AREA DOES NOT INCLUDE TRUCK MANUVERING AREA OR LANDSCAPED BUFFER AS

DIMENSIONED.
2. LANDSCAPED AREAS DO NOT INCLUDE HARD SURFACE AREAS(WALKWAYS, BIKE RACKS,

CURB & GUTTERS) OR LANDSCAPED AREAS OUTSIDE OF THE PARKING AREA(SEE SITE PLAN
FOR SPECIFIC DIMENSIONS FOR LANDSCAPED BUFFERS).

3. ALL AREA CALCULATIONS ARE APPROXIMATE AND CAN CHANGE DUE TO CONSTRUCTION
TOLERANCES.

LEGAL DESCRIPTON (INCLUDING EXTRA SPACE STORAGE):
COM S 1269.03 FT & E 2242.01 FT FR NW COR. SEC. 11, T5S, R1W, SLB&M.; E 497.35 FT; S 44 DEG 42'
0" E 137.54 FT; S 10 DEG 49' 0" E 362.87 FT; S 9 DEG 2' 1" W 8.58 FT; W 660.85 FT; N 462.66 FT TO BEG.
AREA 6.490 AC.

NORTH

SCALE (          ):
SCALE (          ):11x17

24x36
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