
Wednesday, January 22, 2025
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. January 15, 2025.

2. Agriculture Protection Area Creation

A. LARSON AGRICULTURAL PROTECTION AREA. This proposal involves a request to add property into the City's
Agricultural Protection Area located at 1273 South 2000 West.

3. Zone Change & Preliminary Plat

A. ZIONS LANDING ZONE CHANGE 2.0. This proposal involves changing the zoning from A-E to R-1-9 with the
Complete Neighborhood Overlay to accommodate a residential subdivision to be developed at 1495 East 400 North.

B. ZIONS LANDING SUBDIVISION 2.0. This proposal involves the approval of a Preliminary Plat for six single-family
residential lots located at 1495 East 400 North.

C. CANYON COURT URBAN ZONE CHANGE. This proposal involves changing the zoning from R-3 & C-2 to C-2 to
allow for the development of commercial spaces to be located at approximately 400 North Spanish Fork Parkway.

D. CANYON COURT URBAN. This proposal includes the approval of a Preliminary Plat for commercial lots to located at
approximately 400 North Spanish Fork Parkway.

4. Concept Review

A. SEVEN BAR RANCH CONCEPT.

5. Discussion

A. 2000 E US-6 CONNECTION 45% DESIGN.

6. Adjourn
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PROPOSAL

RECOMMENDATION

EXHIBITS

Larson Agriculture Protection AreaLarson Agriculture Protection Area
Agriculture Protection AreaAgriculture Protection Area
1700 West 1400 South (city coordinates)1700 West 1400 South (city coordinates)
41.7 acres41.7 acres
R-1-30/R-R ZonesR-1-30/R-R Zones
Medium Density Residential General PlanMedium Density Residential General Plan
DesignationDesignation

The Applicant has requested that an agriculture protection area be created for an area that covers 
approximately 41 acres in the southwest corner of the city. The approval process follows requirements 
contained in Chapter 41, Title 17, Utah Code Annotated, 1953 as amended and §15.3.28 of the Spanish 
Fork Municipal Code. Supporting documents and a detailed timeline are included in the City Council 
memo. The Utah County Agriculture Advisory Board reviewed the application in December and voted 
to recommend the proposed area be approved as shown. Staff recommends modifying the boundary 
to exclude corridors identified on City street and utility master plans. A public hearing before the City 
Council is planned to take place on February 3, 2025.

That the proposed agriculture protection area be approved based on the following finding and subject to 
the following condition:

Finding 

1. That the proposal meets the minimum requirements for consideration of an agriculture protection
area based on State and City code.

Condition

1. That the legal description for the agriculture protection area not include corridors based on the City’s
street and utility master plans.

1. Agriculture protection area legal description
2. Memo to City Council
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DATE:​ February 3, 2025 

TO:​ Spanish Fork City Council 

FROM:​ Community Development Department 

RE: Larson Agriculture Protection Area 

On November 7, 2024, Staff received a complete application for a proposed 
agriculture protection area located at approximately 1700 W (city)/1200 W (county) 
and 1400 S (city)/7600 S (county) that encompasses 5 parcels. The purpose of 
agriculture protection areas are stated in the City’s municipal code as follows: 

“Spanish Fork City supports the establishment of agriculture protection areas 
within the limitations established by this Chapter to protect and sustain 
production agriculture. Furthermore, Spanish Fork City recognizes that the 
adoption of an agriculture protection area will not restrict a citizen’s ability to 
file a complaint about an agriculture practice. Rather, Spanish Fork City 
hopes to protect agricultural land owners from civil lawsuits and criminal 
prosecution as long as the owner employs safe, sound, and reasonable 
agriculture practices.” (§15.3.28.020) 

Notices were sent and posted as required by code, allowing a 15-day window for 
initial comments to be received prior to review by the Utah County Agriculture 
Advisory Board and the Spanish Fork Planning Commission. The advisory board held 
a public hearing and forwarded a recommendation to the City Council to approve 
the agriculture protection area as proposed. Staff has included the following exhibits 
for your reference: 

1. Agriculture Protection Area application
2. Application timeline
3. Public comment received during first notice period
4. Summary of the Utah County Agriculture Advisory Board meeting
5. Analysis of the evaluation criteria for an agriculture protection area
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AGRICULTURE PROTECTION AREA APPLICATION 

I/We the undersigned owner(s) of real property within the incorporated area of Spanish Fork City do 
hereby request that the Spanish Fork City establish an "Agriculture Protection Area" as allowed in 
Section 17.41.301 Part 3 Utah Code Annotated 1953. Furthermore, we request that the protection area 
contain the below listed property(ies). We assert that this application contains the signatures of a 
majority of all owners of real property and the owners of a majority of the land area in agriculture 
production within the proposed agriculture protection area. 

Contact Agent Information: 

Name: 
Email: 

Total Number of acres included in proposal:

I, the undersigned, certify that all of the facts set forth in this application are true and correct to the best 
of my knowledge and that I am either the owner of the property or that I have been authorized in 
writing by the owner to file this application. 

Name:JQQ(\� \.,(,ff��ll Signature:Ju�\� Date:N\\J· 4,1U21

Subscribed and affirmed before me this Cf day of A/QV-{)41 b�r

Notary Seal 

,2o'l!i.._. 

MEGAN fAYl<m 

1 
Notary Public • State of Utah 

Comm, No. 7ltl00 
My Commission Explrts on 

Jun 26, 2027 
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Larson Agriculture Protection Area - Timeline 
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Comment received 11/25/24 via voicemail (transcription):

“Hi, David. This is Clint Harris. I am just calling about the notice we received for the
larger agriculture protected prediction area. It shows that crossing the road, I am
assuming that the road is not actually in the protection area because that would
certainly affect what I am working on trying to get lots of stuff on the ground. Just
below my house, so that would certainly affect things if the road is in the protected
area. I assume that the road that is showing in the area is not and that it is not
anything that we should be concerned about. My phone number is 385-208-0570.”

Exhibit 3

Page 12



Utah County Agriculture Advisory Board Meeting

December 17, 2024

Summary of comments made during the public hearing:

● Spanish Fork planner Ian Bunker presented the application to the board. He
mentioned that a majority of property owners within the proposed agriculture
protection area must be signed by a majority of all owners, so that
documentation needs to be provided before a decision can be made by the
City Council.

● Jackie Larson, the Applicant, told the board that she would obtain the needed
signatures and submit documentation to Staff.

● The board discussed whether or not the road (1700 S/1200 S) that bisects the
proposed area should be included due to issues that had come up in other
agriculture protection areas. They concluded that not enough information was
provided for them to recommend the existing road should not be included.
Based on the application materials that were provided to them, the board
voted to recommend approval of the proposed agriculture protection area.
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Larson Agriculture Protection Area Analysis

For the purposes of this analysis, each parcel listed on the application will be given
a number for reference purposes:

1. Parcel 35:743:0003; Owner: Spanish Fork City; 0.06 acres
2. Parcel 35:743:0002; Owner: Bowdy & Cindy Smith; 0.67 acres
3. Parcel 35:743:0001; Owner: Gary & Suzan Larson; 9.32 acres
4. Parcel 35:743:0004; Owner: Spanish Fork City; 0.72 acres
5. Parcel 25:032:0020; Owner: Larson Cattle Co, LLC; 28.98 acres

15.3.28.080 Evaluation Criteria

In evaluating a proposal and in determining whether or not to create or
recommend the creation of an agriculture protection area, the Advisory Board,
Planning Commission, and City Council shall apply the following criteria:

A. Whether or not the land is currently being used for agriculture production;

Parcels #1 and #4 were dedicated to the City with the recording of the Bowdy
Smith subdivision in 2019. Parcels #2 and #3 were designated as lots 2 and 1,
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respectively. The original parcel containing parcels #1-4 was rezoned in 2018 
from Rural Residential (R-R) to Residential (R-1-30) in order to build the house 
that now exists on parcel #2. Parcels #3 and #5 have greenbelt property tax 
status, are currently being used for agriculture production, and make up the 
majority of the land being considered for agriculture protection.

B. Whether or not the land is zoned for agriculture use;

Parcel #5 is currently zoned R-R, which allows agriculture uses as a primary
permitted use. The other 4 parcels are currently zoned R-1-30, which does not
have agriculture listed as a permitted or conditional use. Prior to the rezone,
the majority of the land that makes up parcel #3 was being used for
agricultural production and that use continues to be conducted at present
day. Staff has also determined that the production of crops would be allowed
in a residential zone as an accessory use. The keeping of livestock is allowed
on properties in the R-1-30 Zone, provided the portion of land where livestock
is kept is at least 0.5 acres (see §15.3.24.090.G). Parcel #2 is not large enough
to have 0.5 acres dedicated to keeping livestock. Animals kept in a residential
zone are not allowed to be used for the purpose of commercial production.
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C. Whether or not the land is viable for agricultural production;

The majority of the property being considered for the agriculture protection
area has been used in agriculture production for many years. The exceptions
are the areas with existing/future right of way and the two single family
residential houses.

D. The extent and nature of existing or proposed farm improvements;

The Applicant has made no mention of any proposed improvements being
associated with the petition for establishing an agriculture protection area.
Access to irrigation water already exists on the property being used for
agriculture production.

E. Anticipated trends in agricultural and technological conditions; and

Staff has not identified any trending conditions that would apply to this
proposal.

F. Whether the land contains land planned by the City or another political
subdivision or state agency for a roadway, park, utility corridor, or commercial
development as determined by the official maps of the City or other political
subdivision or state agency. Such areas may be excluded from the agriculture
protection area.

As stated previously, parcels #1 and #4 are owned by Spanish Fork City due to
the ROW dedication from the Bowdy Smith subdivision. The Spanish Fork
City Transportation Master Plan indicates future plans to connect 1550 W to
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1700 W/1200 W by way of a major collector road. This road type would have 3
lanes and would require 108 feet of ROW. Parcel #4 is 90 feet wide, meaning
additional ROWwould need to be obtained in order to construct the planned
road connection. There is also a proposed future collector road that would
bisect parcel #5 and continue west. A roundabout is also planned where
these two future roads would intersect.

No single criterion is necessary or sufficient for the establishment of an agriculture
protection area. Rather, the criteria in this section are for evaluation and
consideration by the Advisory Board, Planning Commission, and the City Council.
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Zions Landing 2.0 
Zone Change 
1495 East 400 North 
2.09 acres 
Proposed Zone R-1-9 with the Complete  
Neighborhood Overlay District 
General Plan Designation  
Medium Density Residential  
 

 
 

 
The Applicant has requested that a Zone Change from A-E Exclusive Agriculture to R-1-9 Residential with 
the Complete Neighborhood Overlay District be approved in order to redevelop the property. The 
Applicant has also submitted for subdivision preliminary plat approval of six lots. 

 
Some of the key issues to consider are: proposed zoning and consistency with the surrounding area. 

 

 RECOMMENDATION  

That the proposed Zions Landing 2.0 Zone Change be recommended for approval based on the following 
finding(s) and subject to the following condition(s): 
 
Finding(s) 
 
1. That the proposal conforms to the City’s General Plan Designation of Medium Density Residential. 
2. That the R-1-9 Zoning District is consistent with the area. 
3. That with minor modifications the proposal will conform to the intent of the Complete Neighborhood 
Overlay District. 
 
Condition(s) 
 
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 staff review comments. 
 

 EXHIBITS  
 

1. Request. 
2. Building Elevations. 
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Zions Landing Subdivision 2.0 
Preliminary Plat 
1495 East 400 North 
2.09 acres 
R-1-9 with the Complete  
Neighborhood Overlay District 
General Plan Designation  
Medium Density Residential  
 

 
 

 
The Applicant has requested that a Preliminary Plat be approved in order to create six single-family 
residential lots. The proposal will provide a stub street to the east.  
 
The Applicant has requested the Complete Neighborhood Overlay District be approved in order to allow 
for a twin-home on lots 1A and 1B. The lots range in size from 9,007 to 9,675 square feet with over eighty-
five feet of frontage. (The twin-home lots are proposed to be 7,461 and 7,727 square feet, with seventy feet 
of frontage each.) 

 
Some of the key issues to consider are: setbacks, utilities, storm drainage, timing of full improvements for 
lot 5, access and subdivision improvements. 

 

 RECOMMENDATION  

That the proposed Zions Landing Subdivision 2.0 Preliminary Plat be recommended for approval based on 
the following finding(s) and subject to the following condition(s): 
 
Finding(s) 
 
1. That the proposal conforms to the City’s General Plan Designation of Medium Density Residential. 
2. That with minor modifications the proposal will conform to the intent of the Complete Neighborhood 
Overlay District. 
 
Condition(s) 
 
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 staff review comments. 
3. That the City Council approves of the associated Zone Change. 
 

 EXHIBITS  
 

1. Preliminary Plat. 
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Canyon Court Urban 
Zone Change 
400 North Spanish Fork Parkway 
14.88 acres 
Proposed Zone C-2 General Commercial 
General Plan Designation  
Commercial  
 

 
 

 
The Applicant has requested that a Zone Change from C-2 and R-3 to C-2 General Commercial be 
approved in order to develop the property commercially. The Applicant has also submitted for subdivision 
preliminary plat approval of seven commercial lots. 

 
Some of the key issues to consider are: access and improvements. 

 

 RECOMMENDATION  

That the proposed Canyon Court Urban Zone Change be recommended for approval based on the 
following finding(s) and subject to the following condition(s): 
 
Finding(s) 
 
1. That the proposal conforms to the City’s General Plan Designation of Commercial. 
2. That the proposal provides for a new commercial center at a major intersection. 
3. That the proposed commercial center is adequately sized to minimize the impact on the residential 
character of the area. 
 
Condition(s) 
 
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 staff review comments. 
 

 EXHIBITS  
 

1. Proposed plat. 
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Canyon Court Urban 
Preliminary Plat 
400 North Spanish Fork Parkway 
14.88 acres 
C-2 General Commercial 
General Plan Designation  
Commercial  
 

 
 

 
The Applicant has requested that a Preliminary Plat be approved in order to develop the property into 
seven commercial lots.  

 
Some of the key issues to consider are: access and improvements. 

 

 RECOMMENDATION  

That the proposed Canyon Court Urban Preliminary Plat be recommended for approval based on the 
following finding(s) and subject to the following condition(s): 
 
Finding(s) 
 
1. That the proposal conforms to the City’s General Plan Designation of Commercial. 
 
Condition(s) 
 
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 staff review comments. 
3. That the City Council approves the associated Zone Change. 
 

 EXHIBITS  
 

1. Preliminary Plat. 
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