
Wednesday, February 26, 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. February 19, 2025.

2. Site Plan

A. DB INDUSTIRAL LOT 1. This proposal involves the development of an industrial property located at 3546 North
1150 West.

3. Preliminary Plat & Zone Change

A. WHISPERING PINES ZONE CHANGE. This proposal involves changing the zoning from I-1 and C-1 to P-F, C-1 and
R-3 with the Master Planned Development Overlay to allow for a residential development located at approximately
3600 East Powerhouse Road.

B. WHISPERING PINES SUBDIVISION. This proposal involves the approval of a Preliminary Plat for a Master Planned
Development with 579 residential lots/units to be located at approximately 3600 East Powerhouse Road.

4. Concept Review

A. WALMART PICKUP EXPANSION CONCEPT.

B. SEVEN BAR RANCH CONCEPT.

5. Title 15 Amendments

A. TITLE 15 REIMBURSABLE PROJECTS. This proposal involves updating eligible design costs that are being made to
the City's Reimbursable costs under 15.4.12.070 Reimbursable Projects.

6. Discussion

A. PETERSON - RIVER BOTTOMS ROAD ANNEXATION.

B. STEPHENS - HILL ANNEXATION.

7. Adjourn
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE     FEBRUARY 26, 2025 
 
 

DB Industrial Lot 1 
Site Plan 
3546 North 1150 West 
4.4 acres 
I-1 Zone 
Industrial General Plan Designation 
 

 
 

 
The Applicant submitted a Site Plan application for an L-shaped industrial building to be constructed on 
the subject property. The site plan shows ten units with seven areas that will be fenced off for outdoor 
storage. The fencing material is planned to be chain link to separate the storage areas and a masonry wall 
around the perimeter. The proposed building location would encroach on the access easement that was 
showing on the recorded plat, so a new access easement will need to be recorded. Staff is working with 
the Applicant on the water line layout and should have a resolution soon. 

 
Some of the key issues to consider are: access easement, outdoor storage, utilities. 

 

 STAFF RECOMMENDATION  

That the proposed DB Industrial Lot 1 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 Zoning Map. 
 
Conditions 
 
1. That the Applicant meets the City’s development and construction standards and other applicable 

City ordinances. 
2. That all redline comments are addressed. 
 

 EXHIBITS  
 

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

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 



Page 4 40 SOUTH MAIN STREET | SPANISH FORK, UT 84660 | SPANISHFORK.GOV  

EXHIBIT 2 
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EXHIBIT 3 
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE     FEBRUARY 26, 2025 
 
 

Whispering Pines 
Zone Change 
3600 East Powerhouse Road 
63.7 acres 
R-3 Residential Zone with MPD Overlay 
General Plan Designation  
Mixed Use 
 

 
 

 
The Applicant has requested that a Zone Change from I-1 Light Industrial to R-3 Residential with the 
Master Planned Development Overlay be approved in order to allow for a residential subdivision. The City 
Council previously amended the General Plan land use designation for the property from Industrial to 
Mixed Use. The R-3 Residential is a zoning district that is consistent with the Mixed Use designation. 
 
The Applicant has also submitted for Preliminary Plat subdivision approval. The zone change is needed for 
the proposed subdivision to move forward. The proposed subdivision includes eight phases with a total of 
579 lots/units with an average development density of 9.8 units per acre. The housing proposed includes 
240 condominiums, 175 rear/front load townhomes, 140 back-to-back townhomes, and 24 residential lots. 
 
Staff recommends that the zoning districts be further clarified and outlined on an updated zoning exhibit 
prior to presentation to the Planning Commission and City Council. Key consideration includes the use of 
commercial zoning on the corner Lot 801, use of the Public Facilities zone (on parcels A and B which are 
to be owned and maintained by the City, and possibly for the UDOT r-o-w), and the boundaries of the 
areas to be R-3 with the MPD Overlay. 
 
Some of the key issues to consider are: access, phasing, proposed uses, power, utilities, public 
improvements, and consistency with the surrounding area. 

 

 STAFF RECOMMENDATION  

That the proposed Whispering Pines Zone Change be approved based on the following findings and 
subject to the following condition: 
 
Findings 
 
1. That the proposal conforms to the City’s General Plan Designation. 
2. That the proposal provides for a range of housing types within Spanish Fork City. 
3. That residential development is more compatible with the golf course than industrial uses. 
4. That by phasing the development and providing needed access improvements, the proposal will have 

lessened impact on adjoining or nearby properties. 
 

Condition 
 
1. That the Applicant enters into a development agreement with Spanish Fork City, prior to preliminary 

plat or zone change approvals, which said agreement includes language that provides for milestones for 
the road improvements for a UDOT approved intersection at Highway 6 and Highway 89. 

 
 

 EXHIBITS  
 

1. Letter of Request 
2. Subdivision Proposal 
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EXHIBIT 1 
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EXHIBIT 2 
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE     FEBRUARY 26, 2025 
 
 

Whispering Pines Subdivision 
Preliminary Plat 
3600 East Powerhouse Road 
63.7 acres 
R-3 Residential Zone with MPD Overlay 
General Plan Designation  
Mixed Use 
 

 
 

 
The Applicant has submitted a Preliminary Plat for a Master Planned Development for approval. The 
Applicant has also requested that a Zone Change from I-1 Light Industrial to R-3 Residential with the 
Master Planned Development Overlay be approved.  
 
The proposed subdivision includes eight phases with a total of 579 residential lots/units with an average 
development density of 9.8 units per acre. The housing proposed includes 240 condominiums, 175 
rear/front load townhomes, 140 back-to-back townhomes, and 24 residential lots. Proposed phase 8 is a 
corner commercial lot.  
 
The proposal includes access improvements and public improvements.  Portions of the development are 
subject to the regulations of the Hillside Development ordinances. The areas with hillside restrictions and 
a scenic easement have been identified on the subdivision plat and plans. 
 
Parking for 20% of the required condominium parking is provided on-street. The remaining house product 
types exceed the minimum parking requirement of 2.5 stalls per unit. (Municipal Code 15.4.16.120 
Parking: B-8. Required parking shall be provided on-site or on contiguous lots. Exceptions to this 
requirement may be granted by the City Council for projects in the R-3 and R-4 Zones where up to 20% of 
the development's required parking may be provided on-street. This exception may be granted after the 
applicant demonstrates that counting on-street parking will not result in a parking deficiency or other 
adverse condition.)  
 
The Applicant has requested modifications to the proposed setbacks. Staff recommends that these be 
further discussed and finalized.  
 
The Applicant has worked with staff to provide an appropriate buffer from the existing industrial 
warehouse to the south with a street r-o-w, landscaping and a masonry wall.  
 
The Applicant is proposing robust landscaping, amenities and trail system. The trail system will help to 
further connect the area trail network. Part of the development improvements include a trailhead parking 
lot and restrooms.  
 
The development provides for well-connected interior public streets and private alleyways. Adequate and 
safe access will be further discussed.  
 
The applicant is proposing to utilize individual residential garbage cans instead of dumpster enclosures. 
 
Some of the key issues to consider are: access, phasing, proposed uses, SESD easement, power, utilities, 
public improvements, and consistency with the surrounding area. 
 

 

 STAFF RECOMMENDATION  

That the proposed Whispering Pines Subdivision Preliminary Plat be approved 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. 
 

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 all red-line review comments.  
3. That the City Council approves of the corresponding zone change request. 
4. That the proposed setbacks be further discussed and finalized. 
5. That the interior fencing and landscaping plans be further detailed and reviewed. 
 
 

 EXHIBITS  
 

1. Subdivision Proposal 
2. Landscaping Plans 
3. Project Guidebook 
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EXHIBIT 1 
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EXHIBIT 2 
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EXHIBIT 3 
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1. REMOVAL OF BUILDING MOUNTED ITEMS, SHOWN OR 
NOTED TO BE DEMOLISHED OR AS REQUIRED BY SCOPE 
OF WORK, SHALL OCCUR PRIOR TO PAINTING BUILDING
a. COORDINATE DEMOLITION WORK SO EXTERIOR 

PAINTING WILL OCCUR PRIOR TO INSTALLATION OF 
BUILDING MOUNTED ITEMS
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SHEET NOTES

1. PATCH AND REPAIR EXTERIOR WALL SURFACES, 
DAMAGED OR EXPOSED DUE TO REMOVAL OF BUILDING 
MOUNTED ITEMS, TO MATCH ADJACENT AS REQ'D

2. REF DETAILS ON SHEET A2.1 FOR SUBSTRATE AND FINISH 
REQUIREMENTS AT LOCATIONS OF BUILDING MOUNTED 
SIGNS

3. RESURFACE EXISTING EIFS WHERE SHOWN (HATCHED 
AREA)

4. NOT USED
5. PRIOR TO PAINTING WALL AT LOCATION(S) OF LIT ID/LOGO 

SIGN(S), COORDINATE SCOPE OF WORK WITH WALMART 
CM

6. IF PAINTING ADJACENT WALLS PAINT HOLLOW METAL 
STEEL DOORS, FRAMES, AND DOWNSPOUTS, EXPOSED 
METAL FLASHING, HANDRAILS, AND EXPOSED 
MISCELLANEOUS STEEL TO MATCH PRIMARY ADJACENT 
BUILDING COLOR UNO

7. PAINT ANY ROOFTOP GAS PIPING   P5E
a. WHERE EXTERIOR WALL IS BEING PAINTED, GAS PIPE 

ALONG SIDE WALL TO GRADE SHALL MATCH 
ADJACENT BUILDING

b. DO NOT PAINT METER OR VALVES
8. IF PAINTING ADJACENT WALLS PAINT CANOPY 

STRUCTURAL STEEL AND FLASHING TO MATCH ADJACENT 
WALL, UNO

9. WHERE CANOPIES ARE VISIBLE TO AND ACCESSED BY 
CUSTOMERS, PAINT UNDERSIDE OF CANOPY DECK P33E 
DO NOT PAINT CANOPY DECK IF NOT PREVIOUSLY 
PAINTED

10. PAINT ALL EXTERIOR ENTRY BOLLARDS TO MATCH 
EXISTING COLOR UNLESS NOTED TO RECEIVE PLASTIC 
BOLLARD SLEEVE

11. NOT USED
12. DO NOT PAINT LED WALL PACK HOUSINGS
13. PAINT GARDEN CENTER FENCE STEEL DOORS AND 

FRAMES  P36E 
14. NOT USED
15. DO NOT PAINT QUIK-BRIK, STONE VENEER, FACE BRICK, 

UNPAINTED TILT-WALL OR PRECAST PANELS
16. NOT USED
17. PAINT JIB CRANE  P36E  ON JIB BOOM,  P5E  ON 

HANDRAILS
18. PAINT SPRINKLER VALVES  P21E  

a. DO NOT PAINT OVER SIGHT GLASS OR FIRE ALARM 
BELL

19. NOT USED
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ISSUE BLOCK

COLOR LEGEND

P5E SAFETY YELLOW

P21E SAFETY RED

P33E CREAM

P36E BLACK

P49E DARK GRAY

P76U WALMART BLUE (URETHANE-LIKE)

P131 WHITE FLOUR SW#7102

P134E LIGHT GRAY

P135E MEDIUM GRAY

P162E BLACK GRAY

HATCH LEGEND

EIFS AREA TO BE RESURFACED 
(REF SPEC)

EIFS AREA EXISTING TO 
REMAIN

NOTE TO GENERAL CONTRACTOR - FIELD VERIFY SCOPE EXTENTS PRIOR TO 
PERFORMING NEW WORK. THIS STORE RECEIVED NEW PAINT & SIGNS IN 2022 
OR RECENT YEARS BY OTHERS. THE PAINT EVALUATION REPORT REMEDIATION 
IS NOT TO BE INCLUDED IN THE REMODEL. THIS SCOPE OCCURRED WITHOUT 
CONSTRUCTION DOCUMENTS AND THE AOR HAS UTILIZED SCOPE PHOTOS FOR 
EXISTING CONDITIONS. NEW PAINT SCOPE IS FOR BRAND ONLY AS SHOWN PER 
PAINT TAGS.

KEYNOTES

8.02 HOLLOW METAL DOOR AND FRAME

8.09 AUTOMATIC SLIDING ENTRANCE DOORS

KMP
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SITE ANALYSIS TABLE (EXISTING STORE)

TOTAL BUILDING AREA

REQUIRED PARKING (PER CITY SPANISH FORK)
REQUIRED PARKING RATIO (PER CITY OF SPANISH FORK)

STANDARD PARKING STALLS
ACCESSIBLE PARKING
EV PARKING
PICKUP PARKING
CART CORRALS

EXISTING TOTAL PARKING INCLUDING PICKUP STALLS
EXISTING PARKING RATIO INCLUDING PICKUP STALLS

PROPOSED TOTAL PARKING INCLUDING PICKUP STALLS
PROPOSED PARKING RATIO INCLUDING PICKUP STALLS

TOTAL PARKING RATIO INCLUDING PICKUP STALLS AND
CART CORRALS

159,537 S.F.

639 SPACES
4 STALLS /1,000 S.F.

565 SPACES
18 SPACES
6 SPACES

39 SPACES
10 CORRALS / 20 SPACES

-
-

628* SPACES
3.94/1,000 S.F.

648 SPACES
4.06/1,000 S.F.

155,937 S.F.

624 SPACES
4 STALLS /1,000 S.F.

592 SPACES
18 SPACES
6 SPACES

13 SPACES
10 CORRALS / 20 SPACES

629* SPACES
4.03/1,000 S.F.

-
-

649 SPACES
4.16/1,000 S.F.

EXISTING
PROPOSED (OPD

EXPANSION)

SUPERCENTER
#04068

*THESE PARKING COUNTS DO NOT INCLUDE CART CORRALS
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15.4.12.070 Reimbursable Projects 

Growth related infrastructure that does not have local connections shall be eligible for 100% 

reimbursement through impact fees. All roads along non-residential and multi-family development shall 

be considered to have local connection to the development. Parks shall not be considered to have local 

connection. If there are local connections, the difference between the regional and local infrastructure 

cost shall be eligible for reimbursement from impact fees. 600 amp electric lines are 28% reimbursable 

from impact fees. Roadway impact fee reimbursement shall only apply to improvements and land from 

back of curb to back of curb unless offsite along previously developed land. Intersection impact fee 

reimbursement shall be calculated by averaging the percent impact fee eligible of the two intersecting 

streets. 

Design costs for development projects may be reimbursed through impact fees only under the following 

conditions: 

a. The design costs are incurred exclusively for off-site impact fees reimbursable improvements 

necessary to support the development. 

b. The design contract for off-site improvements is separate and independent from the original 

development design contract for on-site work. 

Eligible projects become reimbursable once they are added to the Impact Fee Facilities Plan (IFFP). The 

City Public Works Director will determine when projects will be added to the IFFP 

 

https://spanishfork.municipalcodeonline.com/book?type=ordinances#name=15.4.12.070_Reimbursable_Projects



