
Wednesday, May 29, 2024
Development Review Committee

DEVELOPMENT REVIEW COMMITTEE AGENDA
PUBLIC NOTICE is hereby given that the Development Review Committee of Spanish Fork, Utah,
will hold a regular meeting at the City Council Chambers at Library Hall, 80 South Main Street,
Second Floor, Spanish Fork, Utah, commencing at 10:00 a.m. This meeting is not available to
attend virtually.

1. Approval of Minutes

A. May 8, 2024

2. Site Plan

A. COMERS CONCRETE BUILDING. This proposal involves the development of an industrial building to be located at
3353 North 1340 West.

3. Minor Plat Amendment

A. SPANISH MEADOWS PLAT B. This proposal involves the revision of a boundary line on 2 residential lots located at
667 West 350 North.

4. Concept Review

A. CANYON CREEK PHASE 4 CONCEPT.

B. CHRISTOFFERSON CONCEPT.

C. VARA SALON CONCEPT.

5. Title 15 Amendments

A. TITLE 15 ZONING OVERLAY DISTRICTS. Spanish Fork City proposes to amend Municipal Code, Title 15 Land Use,
concerning Zoning District Overlays regarding railroad spurs, large utility facilities and complete neighborhoods.

6. Adjourn



Draft Minutes
Spanish Fork City Development Review Committee

80 South Main Street
Spanish Fork City

May 8, 2024

Staff Members Present: Chris Thompson, Public Works Director; Seth Perrins, City
Manager; Dave Anderson, Community Development Director; Brandon Snyder, Senior
Planner;Mary Martin, Development Coordination Manager; John Little, Chief Building
Official; Byron Haslam, Senior Engineer;Marcie Clark, Department Development
Secretary; Kevin Taylor, Senior Power Utility Planner; Jake Theurer, Power and Light
Superintendent; Jason Turner, Fire Marshall; Kasey Woodard, Community Development
Secretary; Josh Robinson, Engineering Designer.

Citizens Present: none.

Chris Thompson called the meeting to order at 10:00 a.m.

MINUTES

May 1, 2024

John Little moved to Approve the minutes of May 1, 2024.

Seth Perrins seconded and the motion passed all in favor.

MINOR SUBDIVISION

SPANISH FORK GLH LIFT STATION SUBSTATION

Brandon Snyder began by providing the location of this project and stated the applicant is
subdividing the property to create one lot and a remainder parcel in order to build a lift
station on the proposed Lot 1. He stated there will be future land use approvals for Parcel A
and asked if there should be a note added to the plat or if it should be added as a condition
of approval. He stated that the applicant is not dedicating any of the frontage at this time
for Parcel A.

Dave Anderson asked if he was referring to a note stating that prior to the site being
developed, Site Plan approval will be required and it was stated that yes this is what needs
clarification.

There was a brief discussion to include a notice on the plat that will state that it is not a
buildable lot.

Dave Andersonmoved to approve the proposed Spanish Fork GLH Lift Station Minor
Subdivision based on the following finding and subject to the following conditions:
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Finding:
1. That the proposal conforms to the City’s General Plan Designation and Zoning

Map.

Conditions:
1. That the applicant meets the City’s Development and Construction standards,

zoning requirements, and other applicable City ordinances.
2. That the applicant addresses any red-lines.
3. That a note be added to the plat that specifies that Parcel A is not a buildable

lot.

Seth Perrins seconded and the motion passed all in favor.

SITE PLAN

HUT X WAREHOUSE

Brandon Snyder stated that the applicants are anxious to have this approved. He went
through the proposed conditions of approval.

There was a brief discussion regarding the traffic generated by the transfer station and
improvements to the intersection at 600West. It was stated that employees will not be
using 600West as it is a seasonal access point.

Seth Perrins asked if the applicant has paid the fees and it was stated they have paid the
application fee.

Jake Theurer stated there are comments in the redline but wants to make it clear they are
requesting two access points to the building. He stated that Kevin Taylor addressed these
access issues on the west side of the building in the redline comments He stated, per the
standards, they want the disconnects for the meters to be located outside.

Seth Perrins asked if there is something that Community Development can do to help
ensure that the applicant addresses this concern.

Dave Anderson stated he will help facilitate that the pre-con meeting cannot be set until
they address the remaining redlines.

Seth Perrins asked what the material would be for the requested eight-foot fence and it
was discussed that it would be an eight-foot chain link fence in addition to the existing
masonry wall.

It was stated that if they wish to proceed with the eight-foot fence, this decision would
need to be made by the City Council.

Dave Anderson stated the city does not necessarily want a concrete wall along 600West
and near the clear view area.

Brandon Snyder stated that the detention areas will be hydroseeded and irrigated.
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There was further discussion regarding the fencing standards and what would be the best
option.

Brandon Snyder presented the landscaping plan and illustrated the planned irrigated
areas.

Dave Andersonmoved to approve the proposed Hut X Warehouse Site Plan based on the
following finding and subject to the following conditions:

Finding:
1. That the proposal conforms to the City’s Zoning Map.

Conditions:
1. That the applicant meets the City’s Development and Construction standards,

zoning requirements, and other applicable City ordinances.
2. That the applicant addresses any red-lines.
3. That the applicant obtains approval from the City Council for the proposed

eight-foot fencing and the project signage plan; and that the Community
Development staff will discuss the prospect of using different fencing
materials along the 600West right of way with the applicant.

4. That the applicant finalizes and completes the landscaping and buffer
requirements for any residential parcels prior to issuance of the certificate of
occupancy

5. That the applicant bonds for the establishment of the hydroseeded areas.

Jake Theuer seconded and the motion passed all in favor.

CONSTRUCTION STANDARDS

CONSTRUCTION STANDARDS REVISIONS (24.01)

Josh Robinson approached the podium to discuss the proposed revisions to the
Construction Standards. He stated that he has added a section regarding the design
requirements for intersections.

There was a brief discussion on why this is needing to be revised.

Josh Robinson next discussed the addition of a section regarding drinking water and the
requirement to bury red or blue tracer wire on all water pipes.

Seth Perrins asked what other utilities use tracer wire and it was stated that the city uses it
for gas pipes. He then asked why we are deciding to use this now and it was stated this is a
state requirement.

Josh Robinson stated the next addition is using tracer wire on all pressurized irrigation. He
then stated there will be modifications made to the sanitary lift stations.
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Dave Anderson asked what is the difference between a lateral and a main line and it was
stated the main difference is in size. Anything eight inches or above would be considered a
main line.

Seth Perrins feels the intention of these revisions are great.

Josh Robinson stated there was not a section specifically for manhole standards and so
they have added a section to set the standards for them. He went on to discuss the
addition of a section addressing pipe and fitting requirements and design standards and
regulations for storm, land and groundwater drains. He then stated they are cleaning up
fencing standards at the airport and adding a section to clarify fencing at the airport.

Chris Thompson stated that they have added all fencing and wall standards to be located in
the landscaping requirements and he stated that it will have sections to call out what style
of fencing would be used in which zoning designation. He stated that Christian Davis, the
Airport Manager has done the same with his airport standards.

Josh Robinson stated the next few items are adding in more tracer wire.

Chris Thompsonmoved to recommend the approval of the proposed Construction
Standards Revisions (24.01) with the exception of the section pertaining to the drive
approach being continued to a later date to allow staff additional time to discuss the item.

Dave Anderson seconded and the motion passed all in favor.

There was discussion on future dates for these revisions to be placed on the June Planning
Commission and City Council agendas.

Seth Perrins moved to adjourn the meeting at 11:00 a.m.

Adopted:

Kasey Woodard
Community Development Division
Secretary
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SITE PLAN  COMMUNITY DEVELOPMENT 

40 SOUTH MAIN STREET | SPANISH FORK, UT 84660 | SPANISHFORK.ORG 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Comers Concrete Building 
Site Plan Approval Request 
 
May 29, 2024, Development Review Committee meeting. 

 

Located at 3353 North 1340 West, including 1.01 acres. 
 

The subject property is zoned I-1. 
 

The applicant has requested that a Site Plan be approved 
for the development of an industrial warehouse. 
 

 

Key Issues 

 
1. Improvements. 
2. Lighting. 

 
 
 

 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Exhibits 

 
1. Site Plan. 
2. Landscape Plan. 
3. Building Elevations. 

 

Recommendation 

 
That the proposed Site Plan be approved based on the 
following finding and subject to the following conditions. 

 

Finding 
1. That the proposal conforms to the City’s General Plan 

designation and the Zoning Map. 
 

Conditions 
1. That the applicant meets the City’s Development and 

Construction standards, zoning requirements, and other 
applicable City ordinances. 

2. That the applicant addresses any red-lines. 
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MINOR PLAT AMENDMENT  COMMUNITY DEVELOPMENT 

40 SOUTH MAIN STREET | SPANISH FORK, UT 84660 | SPANISHFORK.ORG 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Spanish Meadows Plat B  
Minor Plat Amendment Approval Request 
 
May 29, 2024, Development Review Committee meeting. 

 

Located at 667 West 350 North, including 0.65 acres. 
 

The subject property is zoned R-1-8. 
 

The applicant has requested that a Minor Plat Amendment 
be approved. 

 
 
 
 

Key Issues 

 
1. Boundary Adjustment. 
2. Easements. 
3. Addresses. 

 
 
 

 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 

Exhibits 

 
1. Plat. 

 

Recommendation 

 
That the proposed Minor Plat Amendment be approved based 
on the following finding and subject to the following 
conditions. 

 

Finding 
1. That the proposal conforms to the City’s General Plan 

Designation and Zoning Map. 
 

Conditions 
1. That the applicant meets the City’s Development and 

Construction standards, zoning requirements, and other 
applicable City ordinances. 

2. That the applicant addresses any red-lines. 
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TO: Spanish Fork City Planning Commission

FROM: Dave Anderson, AICP

DATE: June 5, 2024

RE: Proposed Complete Neighborhood Overlay Zone

This proposal would create a new development option to allow for the inclusion of two and three-unit
residential structures in qualifying subdivisions. By using this Overlay a developer could have a small
portion of the homes in a subdivision, in multiple zoning districts, be constructed as small-scale
multi-family structures. By managing the portion of homes that would be constructed in multi-unit
buildings and the design of those buildings, staff believes this tool would allow neighborhoods to be
constructed with diverse housing types while maintaining the characteristics of single-family
neighborhoods.

Staff acknowledges there are headwinds that will influence whether this tool is used or not.
Developers who have reviewed this proposal specifically noted project size and their own inventory of
house plans as being key decision drivers on the use of this Overlay. For example, a small increase in
density may be a sufficient incentive for a developer working on a 100-acre project to utilize this
option. In that case, it may be worth the effort and expense involved to have a project qualify.
However, for a 10-acre project the increased density may not justify the effort, particularly if the
developer has to create new house plans. In other words, it is muchmore likely that developers
working on larger projects would use this option.

Staff also acknowledges that this Overlay would likely require adjustment as time goes on. Many
variables influence developer’s decisions and many of those variables are very dynamic. Staff also
believes this tool offers an important viable option to improve the quality of new neighborhoods in
Spanish Fork while providing new options for moderate income housing.

15.3.20.100 Complete Neighborhood Overlay District
This district provides an incentive for developers to create developments that include a mix of
residential types, which may only be approved as a Zoning Map Amendment as provided in this
section. The Complete Neighborhood (CN) Overlay District is not a replacement for a standard
subdivision but serves as an option for properties in the R-1 Residential Districts. It is intended to
create residential neighborhoods that will increase in value over time by doing the following:

● allowing for efficient designs that include a combination of single-family, twin home and
three-unit multi-family residential structures in the same development,

● providing density in qualifying developments that exceeds the base density of the underlying
zone as identified in Table 1 - Residential Development Standards of Title 15,

● allowing for deviations from typical zoning standards in order to permit uniquely configured or
situated properties to be developed in a functional manner that enhances the City,

● establishing residential neighborhoods with a distinct character and sense of unity, while
maintaining the scale and ambiance of a neighborhood comprised of single-family homes.

A. Application
1. Applications to establish a Complete Neighborhood Overlay District shall be processed

in the samemanner as that for other zoning map amendments. The application shall
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be accompanied by a complete Preliminary Plat application which includes the
following information:

a. a complete description of the intended nature and character of the
development,

b. a description of all proposed private or public open space areas, including
improvements, ownership, and maintenance provisions,

c. a proposed project phasing,
d. plans representing proposed landscaping, fences, walls, entry treatments,

signage and lighting,
e. preliminary conditions, covenants, and restrictions (CC&R's),
f. any variations from the standard zoning requirements,
g. any proposed amended development standards, including such things as

variations in setbacks, heights, and lot sizes,
h. a data table which includes total acreage, acreage of sensitive lands, total

number of homes and units by type, dwelling units per acre, acreage of open
space, percent of acreage in open space,

i. building elevations and footprints for residential structures in the development,
j. a plan that identifies which structures will be constructed on which lots, and
k. a phasing plan that specifies the timing of public improvements and residential

construction which must be submitted at the submission of the Preliminary
Plat. If the sequence of construction of various portions of the development is to
occur in stages, then the amenities shall be developed, or committed thereto, in
proportion to the number of homes intended to be developed during any given
stage of construction.

B. Performance Standards
1. Permitted Use

a. All uses listed in R-1 Districts, subject to the same restrictions or limitations of
the use.

b. Twin Homes.
c. Multi-family homes.

2. Subdivision Design
a. Project size. The minimum size of a development is five (5) gross contiguous

acres. School, church and other non-residential sites are to be excluded from the
acreage calculation.

b. Density calculations and lot size. The density included in a development is
limited to the base density per acre as defined in Table 1 - Residential
Development Standards plus .5 units per acre. Church sites, school sites, other
non-residential uses, sensitive lands and land that is unbuildable by
encumbrance or otherwise may not be counted in the density calculations. For
projects that include land with multiple zoning districts, the total allowed
density will be the sum of the allowed density for each of the distinctly zoned
areas. This density may be dispersed throughout the project provided that
average lot sizes in the project are commensurate with the distinctly zoned
areas. Where projects include features that serve as amenities for the
development, plazas, entrance features, private park, the land area of those
features may be included in the lot area for purposes of calculating average lot
size. Where projects include uniquely large lots, the area of the uniquely large
lots that is included for purposes of calculating project density and average lot
size shall be limited to twice the minimum lot size of the Zoning District.

c. Housing type. The composition of housing types shall include a number of twin
home and/or multi-family structures that is no less than the number of units
that exceed the base number of units allowed in the underlying zone. No fewer
than sixty percent of the residential structures in the development shall be
single-family homes.
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d. Street design. Local streets shall not exceed 600 feet in length without an
intersecting street.

e. Infrastructure. Inasmuch as isolated, disconnected developments and their
public infrastructure systems are an undesirable, inefficient, and in some cases a
dangerous condition, developments shall provide infrastructure necessary to
serve the development and to connect it to surrounding developments,
undeveloped property, and anticipated future growth. The development must
enhance infrastructure connectivity between the development and its
surroundings by providing road and utility stubs where appropriate.
Infrastructure that is intended for public use shall be dedicated to the City.
Design, arrangement, and layout of developments may be adjusted by the City
to achieve the goals of this section.

3. Architecture
a. Minimum house sizes, finished area (square feet). For the purposes of

calculating required finished area, square footage in basements shall not
qualify. For split level homes, finished area on floors that are at least 50% below
the finished grade of the lot shall not count towards the required finished area.
Minimum Finished Floor Area

Minimum Lot Size and
Multi-family One Story Multi-Level

80,000 sq. ft. 1,600 sq. ft. 2,400 sq. ft.

60,000 sq. ft. 1,600 sq. ft. 2,400 sq. ft.

40,000 sq. ft. 1,600 sq. ft. 2,400 sq. ft.

30,000 sq. ft. 1,500 sq. ft. 2,200 sq. ft.

20,000 sq. ft. 1,500 sq. ft. 2,200 sq. ft.

15,000 sq. ft. 1,500 sq. ft. 2,200 sq. ft.

12,000 sq. ft. 1,400 sq. ft. 2,000 sq. ft.

9,000 sq. ft. 1,300 sq. ft. 1,600 sq. ft.

8,000 sq. ft. 1,200 sq. ft. 1,500 sq. ft.

6,000 sq. ft. 1,100 sq. ft. 1,400 sq. ft.

Multi-family 1,000 sq. ft. (one level) 1,200 sq. ft. (multi-level)

b. Distinct designs. Development shall include a variety of home styles to ensure a
diverse and interesting streetscape. Neighborhoods that have repetitive
residential structures constructed along the same street are not allowed. In
order to ensure that the neighborhood is non-repetitive, the same street facing
elevation shall not be built on adjacent lots on the same street or on lots directly
or diagonally across the street from one another. Different elevations shall be
characterized by elements such as, but not limited to, distinct footprints,
rooflines, cladding materials or architectural features which contribute to home
designs that are easily distinguishable from other home designs along the
same street.

c. Parking. Developments shall provide at least two and a half (2.5) parking spaces
per home in the development. A two-car garage for each single-family
residence is required. Two and three-unit structures must have at least a
one-car attached or detached garage. One-car garages shall be at least 12 by 20
feet in size, two-car garages shall be at least 20 by 20 feet in size. Doors for no
more than one garage may be visible per residential structure, per street.
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Driveways located between garage doors and street facing property lines shall
be at least 20 feet deep.

d. Exterior materials. Homes shall be clad in masonry, or masonry-based materials
or a chemically-treated, wood-based, nail-on, lap siding that has at least a
50-year warranty. The City Council may grant a waiver of this requirement based
upon superior architectural design plans which involve other materials.

4. Landscaping
a. Developments shall meet all applicable landscaping requirements including

those found in 15.4.16.130. Applications for Complete Neighborhoods shall also
include a Street Tree Plan that identifies where trees shall be installed in the
park-strips of public rights-of-way throughout the development. Trees included
in the Plan shall be spaced 30 feet apart, shall not be placed in restricted areas
found in 15.4.16.150 and shall be selected from the Spanish Fork City Shade Tree
List. Street trees in Complete Neighborhoods shall be installed prior to a
Certificate of Occupancy being granted for the adjacent lot unless provisions are
made for the developer to provide financial assurance to the City that the trees
will be installed at a later time.

C. Findings: the following findings must be made by the Council before approving any Complete
Neighborhood Overlay District:

1. That the proposed development will provide a more pleasant and attractive living
environment than a conventional residential development established under the
application of the provisions of the underlying zone,

2. That the proposed development will not be materially detrimental to the health, safety,
or general welfare of persons residing or working within the neighborhood,

3. That any variation allowed from the development standards of the underlying district
will not create increased hazards to the health, safety, or general welfare of the
residents of the development of adjacent areas,

4. That the development will improve infrastructure connectivity,
5. That the development will include two and/or three-unit residential structures,
6. That the design of the residential structures in the development will create interesting

streetscapes and blend with single-family neighborhoods through the thoughtful
inclusion of design elements and by maintaining single-family home scale.
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TO: Spanish Fork City Planning Commission

FROM: Dave Anderson, AICP

DATE: June 5, 2024

RE: Large Utility Facility Overlay Zone

This proposal would create a procedure for the review and approval of large utility projects in Spanish
Fork. Given the proposed definition of Large Utility Facilities, it is anticipated that this overlay would
be used very infrequently.

15.1.04.020 Definitions

“Large Utility Facility”: A structure or improvement that is needed to provide regional or statewide
utility service facilities including but not limited to greater than 138 Kv power transmission lines and
greater than 48” water lines.

15.3.20.110 Large Utility Facility Overlay District

This district provides an opportunity for Spanish Fork City to approve large-scale utility facility projects
that would not primarily provide local service. This Overlay may be approved in any Zoning District.

A. Application
1. Applications to establish a Large Utility Facility Overlay District shall be processed in the

samemanner as that for other zoning map amendments. The application shall be
accompanied by a complete application which includes the following information:

a. a complete description of the intended nature and character of the project,
b. a description of the project’s necessity and the importance of it’s proposed

location,
c. a map of the location of the proposed project including parcel numbers of all

impacted properties,
d. a proposed project phasing plan,
e. plans representing proposed changes to any existing improvements,
f. plans that identify the nature of any improvements that would be constructed

with the project,
g. plans that identify disturbed areas and the proposed means to restore those

areas.
B. Performance Standards

1. Permitted Use
a. Large Utility Facilities.

2. Project Impact
a. A review will be performed to ensure that appropriate measures are taken to

mitigate impacts on surrounding properties and the community as a whole
when Large Utility Facilities are constructed. Mitigation measures may include
but are not limited to:

i. providing easements and right-of-way for roads, trails and other utilities;
ii. revegetating disturbed areas;
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iii. using materials that limit the visual impact of the utility.
C. Findings: the following findings must be made by the Council before approving any Large

Utility Facility Overlay District:
1. That the proposed project is needed to provide utility service to areas that are not

located or are planned to be located within Spanish Fork City,
2. That the proposed development will not be materially detrimental to the health, safety,

or general welfare of persons residing or working within the area or community as a
whole,

3. That sufficient assurance has been provided that any impacts generated by the project
and its construction will be remediated.
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TO: Spanish Fork City Planning Commission

FROM: Dave Anderson, AICP

DATE: June 5, 2024

RE: Railroad Spur Overlay Zone

This proposal would create a procedure for the review and approval of railroad spurs in Spanish Fork.
It also identifies the Sharp Sub, the westernmost rail line in Spanish Fork, as the only line on which
new spurs would be allowed.

15.3.20.120 Railroad Spur Overlay District
This District is provided to protect transportation routes, utility corridors and the community as a
whole from new railroad spurs that may create adverse impacts. The District provides an opportunity
for Spanish Fork City to approve new, or modify existing, railroad spurs for properties located in the
Industrial 1 and 2 Zoning Districts on the Sharp Sub rail line. New railroad spurs on other rail lines in
the community are not allowed.

A. Application
1. Applications to establish a Railroad Spur Overlay District shall be processed in the same

manner as that for other zoning map amendments. The application shall be
accompanied by a complete application which includes the following information:

a. a map of the location of the proposed spur showing which properties will be
served and any roadways that would be crossed,

b. a description of the businesses that would be served and the anticipated
frequency of the use of the spur.

B. Performance Standards
1. Permitted Use

a. Railroad spurs.
2. Project Impact

a. A review will be performed to ensure that appropriate measures are taken to
mitigate impacts on surrounding properties and the community as a whole
when railroad spurs are constructed.

C. Findings: the following findings must be made by the Council before approving any Railroad
Spur Overlay District:

1. That the proposed project will enhance the movement of materials via the Sharp Sub
rail line,

2. That the proposed project will not adversely impact planned or existing railways,
roadways or utility corridors,

3. That the proposed development will not be materially detrimental to the health, safety,
or general welfare of persons residing or working within the area or community as a
whole,

4. That sufficient assurance has been provided that any impacts generated by the project
and its construction will be remediated.
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