
Wednesday, March 5, 2025
Planning Commission

Planning Commission Agenda
PUBLIC NOTICE is hereby given that the Planning Commission of Spanish Fork, Utah, will hold a
meeting in the City Council Chambers at Library Hall, on the second floor, 80 South Main Street,
Spanish Fork, Utah, with a work session commencing at 5:15 p.m., and the Planning Commission
Meeting commencing at 6:00 p.m. on March 5, 2025.
Planning Commissioners

Todd Mitchell
John Mendenhall
Shauna Warnick
Michelle Carroll
Michael Clayson
Paul Dayton

SPANISH FORK CITY does not discriminate on the basis of race, color, national origin, sex,
religion, age or disability in the employment or the provision of services. The public is invited to
participate in all Spanish Fork City Planning Commission Meetings located at the City Council
Chambers at Library Hall, 80 South Main Street, Spanish Fork. If you need special accommodation
to participate in the meeting, please contact the Community Development Office at 801-804-
4580.

1. 5:15pm WORK SESSION - No formal actions are taken in a work session.

2. 6:00 Agenda Items

3. Minutes

A. February 5, 2025.

4. Conditional Use Permit (Public Hearing)

A. 200 EAST 2025 CELL TOWER MODIFICATION. This proposal involves making modifications to an existing cell
tower located at 1501 North 200 East.

5. Zone Change & Preliminary Plat (Public Hearing)

A. RIVER RUN GRIFFITHS ZONE CHANGE. This proposal involves changing the zoning from R-R to R-3 with the
Master Planned Development Overlay to allow for the development of a residential subdivision located at 1022 South
River Bottoms Road.

B. RIVER RUN SUBDIVISION. This proposal involves the approval of an amended Preliminary Plat for 30 additional
condominium units and 27 additional townhome units to be located at approximately 1100 South 300 East.

C. 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.

D. 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.

6. Adjourn To Work Session If Needed.
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200 East Cell Tower  
2025 Modification 
Conditional Use Permit 
1501 North 200 East 
I-1 (Light Industrial) Zone 
Commercial General Plan 
Designation 
 

 
 

 
The applicant has requested that a Conditional Use Permit be approved in order to allow for the 
modification of an existing cell tower.  
 
This modification to the existing cell tower includes the addition of three new antennas, six radios, a 
cabinet at the base, and additional associated equipment to ensure functionality. The antennas will sit at 
a height of 59 feet which is below the existing equipment that’s at the top of the pole. The new cabinet 
and associated electrical equipment will sit near the base of the pole next to the existing cabinets.  

 
Some of the key issues to consider are: potential impacts and the site.  
 

 STAFF RECOMMENDATION  
 
That the proposed 200 East Cell Tower Modification Conditional Use Permit be approved based on the 
following finding and subject to the following conditions: 
 
Finding 
 
1. That the proposal is consistent with the City’s General Plan Land Use Map 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. 

 
 EXHIBITS  

 
1. Plans 
2. Simulation 
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TO:  Spanish Fork Planning Commission 

 

FROM:  Community Development Department 

 

DATE:  March 5, 2025 

 

RE:  Draft DRC Minutes for the 200 East Cell Tower Modification Conditional Use Permit 

 

 

DRC February 19, 2025: 

 

Ian Bunker presented the proposed modification to the existing cell tower. He stated they will be 

adding additional antenna and cabinetry. He stated the height of the new antenna is 59 feet, 

which is below the existing height of the tower. 

 

Dave Anderson moved to recommend the approval of the proposed 200 East Cell Tower 

Modification Conditional Use Permit based on the following finding and subject to the following 

conditions: 

 

Finding:  

1. That the proposal is consistent with the City’s General Plan Land Use Map 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. 

 

Jake Theurer seconded and the motion passed all in favor. 
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River Run Griffiths 
Zone Change 
1022 South River Bottoms Road 
4.9 acres 
R-3 Residential Zone with MPD Overlay 
General Plan Designation  
High Density Residential  
 

 
 

 
The Applicant has requested a change in the zoning for two parcels north of Volunteer Drive and to the 
west of River Bottoms Road. The request involves changing the zoning from R-R Rural Residential to R-3 
Residential with the Master Planned Development Overlay in order to allow for an expansion of the River 
Run residential subdivision. The General Plan designates the area north of Volunteer Drive as High Density 
Residential. 
 
The Applicant has also submitted for amended Preliminary Plat subdivision approval to include the 
additional condominium and townhome units. The proposed subdivision includes the extension of 
Volunteer Drive and modifications to the intersection of Bradford Lane and River Bottoms Road. A 
roundabout is no longer proposed at that intersection. 
 
Some of the key issues to consider are: proposed uses, power, utilities, public improvements and access. 

 

 STAFF RECOMMENDATION  

That the proposed River Run Griffiths Zone Change be approved based on the following findings and 
subject to the following conditions: 
 
Findings 
 
1. That the proposal conforms to the City’s General Plan Designation. 
2. That the proposed zoning district and overlay are consistent with surrounding developments. 
 
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 meets any conditions of previous approvals and agreements. 
 
 

 EXHIBITS  
 

1. Letter of Request 
2. Subdivision Plans 
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EXHIBIT 1 
 

 
 

 
  



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

EXHIBIT 2 
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TO:  Spanish Fork Planning Commission 

 

FROM:  Community Development Department 

 

DATE:  March 5, 2025 

 

RE:  Draft DRC Minutes for River Run Griffiths Zone Change and Preliminary Plat 

 

 

DRC February 12, 2025: 

 

Zone Change 

 

Brandon stated that this proposal involves changing the zoning from R-R to R-3 with the MPD 

Overlay and stated this would be another phase of the River Run development.  He briefly 

discussed the density and stated that this request matches the City’s General Plan designation for 

the area. 

 

Dave Anderson moved to recommend the approval of the proposed River Run Griffiths Zone 

Change to City Council based on the following finding and subject to the following conditions: 

 

Findings:  

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

2. That the proposed zoning district and overlay are consistent with surrounding 

developments. 

 

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 meets any conditions of previous approvals and agreements.   

4. That the pending Peterson - River Bottoms Road Annexation be approved by the City 

Council. 



2 
 

 

Vaughn Pickell seconded and the motion passed all in favor. 

 

 

Preliminary Plat 

 

Brandon Snyder stated that six months prior, the City had requested that the Applicant hold off 

on platting the subdivision.  He then provided a brief update on the development and 

timeline.  He provided the overall acreage and unit number with a larger portion of the units 

being townhomes.  He stated the phase that is being added is Plat H.  He stated that staff is 

recommending approval based on the findings and conditions provided in the staff reports.   

 

Dave Anderson calls attention to the condo elevation for building 12, he feels this elevation 

design needs additional architectural improvement due to its prominent location.   

 

Brandon stated that these are identical to the design that was previously approved. 

 

Dave Anderson stated that he is happy to chat further with the Applicants regarding this 

design.  He stated that he would like to discuss this further with the Planning Commission. 

 

Dave Anderson moved to recommend the approval of the proposed River Run Subdivision 

Preliminary Plat to City Council based on the following finding and subject to the following 

conditions: 

 

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 any red-lines.   

3. That the Applicant meets any conditions of previous approvals and agreements.   

4. That the pending River Run Griffiths Zone Change and the Peterson - River Bottoms Road 

Annexation be approved by the City Council.   

 

Jake Theurer seconded and the motion passed all in favor. 
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Seth Perrins wished to express his thoughts as he feels that this is a better end result.  He then 

thanked the Applicants for their patience.   

 

Dave Anderson agreed with Seth and overall feels that this is a big deal, the road connection. 
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River Run Subdivision - Griffiths 
Preliminary Plat Amendment 
1100 South 300 East 
16.04 acres 
R-3 Residential Zone with MPD Overlay 
General Plan Designation  
High Density Residential  
 

 
 

 
This proposal involves the approval of an amended Preliminary Plat for 30 additional condominium units 
and 27 additional townhomes units to be located at approximately 1100 South 300 East. The expansion 
area (Griffiths and Peterson remainder) is just under 5 acres in size. The area is identified as Plat “H” on the 
phasing plan. The Applicant has also requested a change in the zoning for the project area from R-R Rural 
Residential to R-3 Residential with the Master Planned Development Overlay. 
 
This proposed subdivision amendment includes the extension of Volunteer Drive and modifications to the 
intersection of Bradford Lane and River Bottoms Road. A roundabout is no longer proposed at that 
intersection. The Applicant is working with Staff to further enhance the landscaping and building 
elevation that will face the new intersection to River Bottoms Road. 
 
Some of the key issues to consider are: power relocation, utilities, public improvements and access. 

 

 STAFF RECOMMENDATION  

That the proposed River Run Subdivision – Griffiths Preliminary 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. 
 
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 meets any conditions of previous approvals and agreements. 
4. That the pending River Run Griffiths Zone Change be approved by the City Council.  
 

 EXHIBITS  
 

1. Civil Plans 
2. Landscaping Plan 
3. Building Elevations 
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LAND USE MAP 

ZONING MAP 
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EXHIBIT 1 
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EXHIBIT 2 
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EXHIBIT 3 
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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. 
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 includes language that provides milestones for the number of 
homes that are allowed before a UDOT approved intersection at Highway 6 and Highway 89 is 
underconstruction.

EXHIBITS 

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

 



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

PROPOSAL 

PLANNING COMMISSION  MARCH 5, 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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TO:  Spanish Fork Planning Commission 

 

FROM:  Community Development Department 

 

DATE:  March 5, 2025 

 

RE:  Draft DRC Minutes for Whispering Pines Zone Change and Preliminary Plat 

 

 

DRC February 26, 2025: 

 

Zone Change 

 

Dave Anderson suggested that the applicants work with the City to ensure that the development 

complies with the City’s signage regulations.   

 

Seth Perrins spoke briefly about the developers placing a billboard that is not currently 

permitted.   

 

Brandon Snyder spoke about the proposal and the current and proposed zoning for the area.  He 

spoke about the accessibility to the development and stated that the existing industrial building 

will remain in the industrial zone.  He provided the proposed unit count that features a mix of 

housing products, open space area and the phasing plan of the development.  He feels that the 

overall development provides enough parking for the units, except the stacked flat 

condominiums that provide street parking, which would be required to be approved by the City 

Council as it makes up 8% of the total parking for the overall development.  He stated that the 

applicants are requesting reduced setbacks, which would need to be discussed with the 

Planning Commission and City Council.  He spoke further regarding landscaping and trail system 

connection, and stated that the applicants have requested to use residential garbage cans.  He 

stated that the applicants have applied for a Zone Change and Preliminary Plat approval, which 

he stated will need separate motions.   

 

Engineering has no additional comments.   



2 
 

 

Jake Theurer asked if the applicants will be relocating the Rocky Mountain powerline and it was 

stated that the applicants have made a deposit with Rocky Mountain Power to relocate this 

powerline. 

 

There was discussion regarding the secondary access and bridge.  It was stated that the 

applicants will need to be able to provide a second access if they wish to build 500-plus units.   

 

John Bankhead is unsure whether they will be able to provide that second access, he feels that 

the design itself can accommodate the traffic with the unit count.  He spoke about funding and 

their intentions with developing this area and trying to provide the most robust main entrance to 

the development that they can.  He stated that he is unsure of when the bridge will be built as 

they are not in control.  He spoke further about the High-T intersection, roundabout, as well as 

widening the lanes.  He stated that he would like to move forward to the Planning Commission 

and City Council to have them decide what they are comfortable moving forward with.  He is 

hopeful that the funding will come through for them, but stated that it is ultimately out of their 

hands.   

 

There was discussion regarding the Applicant entering into a development agreement with the 

City for the high number of lots that will be developed and the need for a secondary access 

point.  It was discussed whether this development would even be allowed without a second 

access.  The Applicant again, stated that they are choosing to have the City Council weigh in on 

whether this is true or not as they do not necessarily want to enter into a development 

agreement for something they do not have control over.  They feel that they have done 

everything they can as developers but even if they obtain funding, they are not able to build the 

road.   

 

Vaughn Pickell stated that this may be a good point, but from his legal perspective, it would be 

hard for the City to allow a developer to build 600 units without a better second access.  He 

points that this will add a massive amount of residential traffic to the industrial aspect of the 

area.   

 

John Bankhead stated that both sides have reasons to want the second access, but he feels that 

from a traffic perspective, he feels that the design works as it has been proposed.  He stated that 

there are indeed two access points to the site, even if Gomex Road is not ideal.  He stated they 

can meet fire and life safety codes with their current design, and stated that they will not be able 

to move forward with this design if they can only do 200 lots.   
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Seth Perrins stated that he does not disagree with what Mr.  Bankhead has stated, except for the 

viability of Gomex Road being an acceptable secondary access point to the development.  He 

stated that there has been previous conversation regarding this matter and he is not going to 

rehash them at this point.  But he feels that to not have a connection to the eventual secondary 

access point for a development with 600 units, is a big leap of faith on the city’s end.  He feels 

that the applicants have taken an all or nothing approach with this development, and he does 

not feel that his approach is very fair.  He suggests that the applicants work with their buyers to 

figure it out as this is not something that will be built in 1-2 years.  He stated that this likely will 

take several years to complete due to the large scale of the overall development.  He feels that 

there needs to be some kind of motion that involves a phasing plan that restricts the number of 

units that can be constructed until further improvements have been made to meet the 

conditions of approval.   

 

John Bankhead asked how they can work together with the City to get their commitment.   

 

Seth Perrins stated that if the City Council approves this development, they will provide him with 

his direction as they are the approving body and the Development Review Committee is merely a 

recommending body for this proposal.   

 

There was additional discussion about the secondary access on Gomex Road, the phasing plan, 

and the future zoning of the development.   

 

Prior to the motion being seconded, it was suggested that there be an additional condition 

regarding exactly how the property is to be zoned. 

 

Dave Anderson moved to recommend the approval of the proposed Whispering Pines Zone 

Change to City Council based on the following findings and subject to the following conditions: 

 

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. 
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Conditions: 

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. 

. 

Vaughn Pickell seconded and the motion passed all in favor. 

 

 

Preliminary Plat 

 

No further discussion on the proposal. 

 

Vaughn Pickell moved to recommend the approval of the proposed Whispering Pines 

Subdivision Preliminary Plat to City Council based on the following finding and subject to the 

following conditions: 

 

Finding:  

1. That the application 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 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. 

 

John Little seconded and the motion passed all in favor. 

 


