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SPANISH FORK

PRIDE & PROGRESS

Wednesday, June 4, 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 5:30 p.m., and the Planning Commission
Meeting commencing at 6:30 p.m. on June 4, 2025.

Planning Commissioners

Todd Mitchell
Shauna Warnick
Michelle Carroll
Michael Clayson
Paul Dayton
Dave Woodhouse

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.

[y

. 5:30pm WORK SESSION - No formal actions are taken in a work session.

>

. Tour of Spanish Fork FitCity Recreation Center located at approximately 1100 South Main Street.

2. 6:30 Agenda Items

(%))

. Minutes

>

. May 7, 2025

4. Zone Change & Preliminary Plat (Public Hearing)

A. LARSON RANCH. This proposal involves a request to change the zoning from R-1-30 to R-R for property located at
1273 South 2000 West.

B. MAPLE MOUNTAIN PLAT N ZONE CHANGE. This proposal involves changing the zoning of a property from R-1-12
to R-1-12 with the Master Planned Development Overlay to allow for a single-family residential development located
at 2120 East 130 North.

C. MAPLE MOUNTAIN PLAT N PHASE 2. This proposal involves reapproving a Preliminary Plat for a Master Planned
Development for 33 single-family residential lots located at 2120 East 130 North.

5. Conditional Use Permit (Public Hearing)

A. ACE RENTS LANDSCAPE YARDS. This proposal involves the approval of a Conditional Use Permit to allow for the
outdoor storage of materials and merchandise at a commercial lot located at 96 West Arrowhead Trail.

6. Annexation




A. CREEKSIDE ANNEXATION. This proposal involves annexing 0.32 acres of land by resolution into the city located at
1527 South Main Street.

B. JOHNSON - YOUD ANNEXATION. This proposal involves annexing 18.61 acres of land by resolution into the city
located at approximately 300 West 1600 North.

C. PETERSON - RIVER BOTTOMS ROAD ANNEXATION. This proposal involves annexing approximately 3.95 acres of
River Bottoms Road and adjoining parcels into the City by resolution for the completion of the River Run subdivision.

7. Construction Standards

A. CONSTRUCTION STANDARDS REVISIONS (25.01)

8. Discussion

A. CONCEPT REVIEWS.

9. Adjourn




Draft Minutes
Spanish Fork City Planning Commission
80 South Main Street
Spanish Fork, Utah
May 7, 2025

Commission Members Present: Chairman Todd Mitchell, Commissioners John
Mendenhall, Shauna Warnick, Mike Clayson, Paul Dayton, Dave Woodhouse.
Absent: Michelle Carroll.

Staff Members Present: Dave Anderson, Community Development Director; David
Mann, Senior Planner; lan Bunker, Associate Planner; Byron Haslam, Assistant City
Engineer; Josh Wagstaff, Assistant City Engineer; Vaughn Pickell, City Attorney; Kasey
Woodard, Community Development Secretary.

Citizens Present: Elizabeth Patino, Maria Espinoza, Shay Larson, Mark Hampton, Riley

Jerrett, Chris *illegible®, *illegible* Sabrina Clark, Ken Shaw, Nate Reiner, Jennalee Long,
Bruce Long, Brent McKell, Freddy *illegible* Lynn Rindlisbacher, Devin Clark.

WORK SESSION

Chairman Mitchell called the meeting to order at 6:00 p.m.

PRELIMINARY ACTIVITIES

Pledge of Allegiance

Commissioner Mitchell led the pledge.

MINUTES

April 9, 2025
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Commissioner Clayson moved to approve the minutes from April 9, 2025.

Commissioner Woodhouse seconded and the motion passed all in favor.

CONSTRUCTION STANDARDS (Public Hearing)

ST-503 UPDATE

Byron Haslam approached the podium to present a proposed amendment to the
city’s construction standards. He explained that the new provision would grant the
city Engineer the discretion to waive or modify certain street requirements for rear-
loading multi-family developments. As part of the proposed criteria, each unit would
be required to have a 20-foot driveway. This length is intended to provide adequate
space for residents to safely pull into and back out of their driveways without
obstructing the roadway.

Commissioner Woodhouse inquired whether sidewalks would still be included at the
front of the units. Staff confirmed that sidewalks and landscaping would remain
along the front of the properties.

Commissioner Warnick asked whether the rear access areas would resemble
alleyways. Staff affirmed that the design is similar to an alley and would serve as the
primary access route to the units from the rear.

Commissioner Woodhouse sought clarification regarding sidewalks at the rear of the
units, and staff confirmed that sidewalks would not be included in the rear access
areas.

Commissioner Dayton asked if the proposed update would apply exclusively to rear-
loading developments. Staff confirmed that the modification is specific to rear-
loaded multi-family units and would not be applicable to front-loaded configurations.

Dave Anderson provided additional context, explaining the differences between front-
and rear-loaded unit designs. He noted that the proposed amendment aligns
specifically with the functional layout of rear-loaded multi-family developments and
gave examples to illustrate typical drive approach designs.

Commissioner Woodhouse asked who would be responsible for maintaining the park
strips along Main Street. Staff clarified that these areas would be maintained by a
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Homeowners Association (HOA). Commissioner Woodhouse expressed concern with
the prevalence of this maintenance model throughout the city.

Staff elaborated on the distinction between resident-maintained and HOA-managed
park strips, noting that the success of the model can vary depending on the HOA.
The discussion also touched on a common issue where residents use garages for
storage, leading to vehicles being parked in driveways or on the street. Concern was
expressed about larger vehicles extending into sidewalk areas and obstructing
pedestrian access.

Byron Haslam stated that if the Commissioners desired to modify the language of the
proposed amendment, they could include such revisions as part of the conditions for
approval.

Staff discussed procedural options and noted that if the Commissioners wished to
revise the driveway length or other criteria, the item could be continued to a future
meeting, allowing time for staff to make the necessary adjustments.

However, Dave Anderson suggested that requiring the item to return for a single
revision may not be the best use of the Commissioner’'s time. Instead, he
recommended that the Commissioners consider moving the item forward to the City
Council with a recommendation for approval, incorporating the requested
modifications.

Chairman Mitchell opened the public hearing at 6:25 p.m.

Brent McKell approached the podium and asked if this shows the easements to his
property to the East.

Staff stated that this item is not necessarily to discuss any specific development, this is
for a staff proposed amendment to the Municipal Code and this question can be

addressed with a later agenda item.

Chairman Mitchell closed the public hearing at 6:26 p.m.

Commissioner Warnick moved to recommend the approval of the proposed ST-503
Update as discussed with the suggested change to include a 25-foot drive way.

Commissioner Dayton seconded and the motion passed all in favor.

Planning Commission Minutes May 7, 2025 Page 3 of 19



TITLE 15 (Public Hearing)

Title 15 Amendments I-2 Impound Yards

Dave Anderson addressed the Commissioners regarding the proposed amendment,
noting that the item has recently been the subject of discussion and is related to two
zone change requests scheduled later on the evening’'s agenda. He provided
background, stating that historically, tow yards and Impound Yards were permitted
uses within the I-1 (Light Industrial) zoning district. However, approximately 12 years
ago, the city revised its code to remove these uses from the list of permitted activities
within the I-1 Zone.

Mr. Anderson explained that most of the city’'s industrial zoning is designated I-1,
which has significantly limited the areas in which tow and Impound Yards can legally
operate. Recently, the Community Development Department has seen an increase in
inquiries from businesses seeking locations within the city for this type of use. He
noted that a prior proposal to reinstate Impound Yards as a permitted use in the I-1
zone was presented within the last two years but was ultimately not approved by the
City Council.

In response, City staff has developed a new proposal aimed at both better
accommodating these types of businesses and safeguarding the city’s planning
objectives. The proposed amendment would modify the current zoning regulations
by changing the status of Impound Yards in the |-2 (Medium Industrial) Zone from a
Permitted Use to a “Use Subject to Conditions.”

Mr. Anderson explained that under the proposed changes, a business could operate
an Impound Yard in the I-2 Zone only if specific conditions outlined in the city’s
Supplementary Regulations are met. One key condition is a limitation on the
maximum area that can be used for the Impound Yard. While a property may exceed
30,000 square feet in total size, the portion of the property used for impound
operations cannot exceed 30,000 square feet. This restriction is intended to prevent
the development of large-scale impound operations within the city.

Commissioner Mitchell asked whether the Impound Yards under consideration in the
current meeting are existing operations. Mr. Anderson clarified that they are not; the
applications represent new Business License requests for properties that do not
currently host Impound Yards.
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Commissioner Dayton requested clarification on the size restriction. Mr. Anderson
reiterated that while the overall property size may be larger, the specific area used as
an Impound Yard must not exceed 30,000 square feet.

Chairman Mitchell opened the public hearing at 6:38 p.m.
There was no public comment.

Chairman Mitchell closed the public hearing at 6:38 p.m.

Commissioner Clayson expressed his support for the proposed conditions associated
with the use, noting that he appreciates the efforts made in the design and planning
of the site under consideration. He commended the thoughtful approach taken in
preparing the site for this type of operation.

The consensus among the Commissioners was that the proposed location is well-
suited for an Impound Yard, and that the outlined requirements are appropriate and
practical for the nature of the use and future development of the property.

Dave Anderson added that, in addition to the city’'s proposed conditions, there are
also state regulations governing Impound Yards. He noted that some of the city’s
requirements are aligned with or mirror those established at the state level.

Commissioner Dayton moved to recommend to approve the I-2 Impound Yards
Amendments to the City Council.

Commissioner Clayson seconded and the motion passed all in favor.

ZONE CHANGE (Public Hearing)

FREDDY'’S IMPOUND YARD

lan Bunker addressed the Commissioners to present the proposal. He provided
details regarding the property’s location and lot size, noting that the site is currently
zoned |-1 (Light Industrial). The applicants are requesting a Zone Change for the rear
portion of the property to I-2 (Medium Industrial) to accommodate the operation of
an Impound Yard. Mr. Bunker confirmed that the applicants have submitted a legal
description defining the portion of the property subject to the proposed zoning
change. He concluded by stating that staff recommends approval of the request
based on the findings and conditions outlined in the staff report.
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Commissioner Warnick inquired about the current use of the property located behind
the subject site. Staff responded that the rear lot is currently vacant.

Commissioner Woodhouse raised a question regarding access to the site. Mr. Bunker
noted that the applicant was present and could address specifics related to access
and roadway improvements.

A general discussion followed regarding access to the rear portion of the property and
whether a roadway would be required. Staff clarified that the State only mandates an
all-weather roadbase for access to Impound Yards, which may consist of either
asphalt or compacted gravel.

Commissioner Woodhouse expressed concern about the adequacy of access
improvements, noting his understanding that development typically requires certain
improvements, including formal roadway construction. He questioned whether this
proposal represents an exception to those standards.

Dave Anderson acknowledged that the property in question presents unique
circumstances and noted that he has encountered few similar cases during his tenure
with the city. He invited City Attorney Vaughn Pickell to clarify the applicable
standards and to help guide the Commissioner’'s deliberation. Mr. Anderson also
reminded the Commissioners that they may propose revisions to the findings and
conditions if they feel additional requirements are appropriate.

Commissioner Woodhouse responded that while he is generally in favor of the
proposal and supports the proposed guidelines, he remains empathetic to previous
business owners who were required to meet more stringent improvement standards.
He emphasized the importance of consistency.

City Attorney Vaughn Pickell advised that if the Commissioners had concerns, they
could move to reconsider the previous motion on the Title 15 text amendment and
propose additional language to address the requirement for a continuous, all-weather
access route from the public street to the Impound Yard.

The Commissioners agreed this was an appropriate course of action and indicated
their intent to amend the prior motion to include the recommended provision. They
then invited the applicant to speak.

A representative from Freddy’'s Towing approached the podium and explained that
the company has operated from the same site for the past six years and is simply
relocating to a different portion of the property. He stated that the site already
includes roadbase and affirmed that the surface is well-maintained, with no potholes
present.
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Chairman Mitchell opened the public hearing at 6:53 p.m.

Bruce Long approached the podium and introduced himself as the property owner.
He provided an overview of the current condition of the property, noting where
existing paved roadway is located. He explained that there are 15-foot easements
along both the front and rear of the property. Additionally, he mentioned that an
existing fence along the property line will need to be relocated in order to
accommodate the required 25-foot drive aisle.

Mr. Long also shared that the adjacent property owner is planning to construct a new
building that will feature an asphalt surface and a large turnaround area, which wiill
significantly improve access to Freddy’s Towing. He noted that while the towing
business has previously operated from the front portion of the lot, relocating it to the
rear will provide a more appropriate and less visible placement for the Impound Yard,
effectively screening it from street view.

Chairman Mitchell closed the public hearing at 6:56 p.m.

Commissioner Woodhouse moved to recommend the approval of the Freddy's
Impound Yard to the City Council based on the following findings and conditions.

Findings:

1. That, due to the subject property’'s size, lack of visibility and lack of direct
access to a public street, the subject property would likely not support a
more beneficial use.

2. That the needed public improvements to the larger parcel’s frontage on
300 West have already been made.

3. That Impound Yards have historically been located in this part of the
community.

4. That there is some need for Impound Yards in the community.

5. That Impound Yards are only permitted in the I-2 and I-3 zones.

Conditions:
1. That the Applicant meets the city’s development and construction
standards and other applicable City ordinances.
2. That the pending additional requirements included with a proposed
Zoning Text Amendment for Impound Yards in the I-2 Zone be satisfied
prior to the issuance of a Business License.

Commissioner Dayton seconded and the motion passed all in favor.
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Commissioner Warnick moved to revisit the I-2 Impound Yards to make a
modification to section M-1 Supplementary Regulations that there be an all-weather
surface roadbase drive approach from the public access to the Impound Yard area.

Commissioner Dayton seconded and the motion passed all in favor.

Dave Anderson posed a question to the Commissioners regarding the drive apron; he
feels that there is a potential conflict with the proposed amendment. He stated that
he may tweak the proposed language and the Commissioners were fine with this
correction.

OKELBERRY TRUCKING ZONE CHANGE

David Mann stepped forward to present the item. He explained that the applicant is
requesting to rezone the rear portion of the property to I-2 (Medium Industrial). The
property owner initially intended to use this area for storing motorhomes and RVs.
However, staff discussed the limitations of the proposed use with the applicant and
clarified that storage of larger vehicles, such as RVs, would not be permitted on this
site. In response, the property owner indicated that any large vehicle storage could
instead be accommodated at their Orem location.

Mr. Mann also noted that this rezoning request, if approved, would be subject to the
same conditions previously discussed for Impound Yards, as outlined in the city’s
supplementary regulations.

Commissioner Warnick inquired whether the business intended to store large RVs on
the property. Mr. Mann confirmed that while the original plan included storing both
cars and RVs, staff has communicated the city’s preference that larger vehicles be
stored off-site. As a result, the applicant has agreed that this location will be used
solely for the storage of standard vehicles.

Chairman Mitchell opened the public hearing at 7:04 p.m.

Sabrina Clark approached the podium to request clarification from the
Commissioners regarding the nature of the proposal under consideration.

Commissioner Mitchell clarified that the item pertains solely to the rezoning of the
property and is not an approval of towing companies in general.
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City Attorney Vaughn Pickell added that the rezoning request applies specifically to
the rear portion of the property. He noted that the area in question is relatively small,
limiting the extent of what can be stored on the site.

Ms. Clark expressed concern about the addition of another towing company in the
area, stating that she does not believe there is a need for more towing services in
Spanish Fork. She inquired about the appropriate avenues for formally protesting the
proposal.

Commissioner Mitchell responded that, as this is a public hearing, Ms. Clark is
welcome to express her concerns and opposition during the meeting and will have
another opportunity to do so when the item is presented to the City Council.

Ms. Clark continued by emphasizing that she and other nearby businesses are locally
owned and operated, while the applicant represents a larger corporation. She
expressed concern that introducing another towing business, particularly one
headquartered outside of Spanish Fork, could disadvantage local providers. She
stated her belief that locally based companies are better positioned to serve the
community quickly and effectively.

Chairman Mitchell closed the public hearing at 7.07 p.m.

Commissioner Mitchell asked City Attorney Vaughn Pickell if he had any additional
insight regarding the concerns raised by the public.

Mr. Pickell responded that, under Spanish Fork’s tow rotation policy, participating
businesses are required to maintain a location within City limits. He noted that this
requirement is likely the primary reason the applicant is seeking to establish a
business location in Spanish Fork.

Commissioner Mitchell then inquired whether the proposed 6,300 square foot site
meets any minimum size requirement for Impound Yards. Mr. Pickell clarified that,
to his knowledge, there is no minimum size requirement—only a maximum limit,
which restricts Impound Yards to no more than 30,000 square feet.

Commissioner Clayson moved to recommend the approval of the Okelberry Trucking
Zone Change to the City Council based on the following findings and conditions.

Findings:
1. That, due to the size of the proposed site, lack of visibility, and lack of
direct access to a public street, the proposed use would likely not
impact any surrounding businesses.

Planning Commission Minutes May 7, 2025 Page 9 of 19



2. That public improvements to the subject property’s frontage on 200 East
are already constructed.

3. That Impound Yards have historically been located in this part of the
community.

4. That the Impound Yard use is needed in the community.

5. That Impound Yards are only permitted in the I-2 and |-3 zones.

Conditions:

1. That the Applicant meets the city’'s development and construction
standards and other applicable City ordinances.

2. That the City Council approve the proposed Text Amendment for the
Impound Yards use.

3. That the Applicant submit a legal description for the proposed Impound
Yard.

4. That the Applicant will not store recreational vehicles at this location.

Commissioner Dayton seconded and the motion passed all in favor.

CREEKSIDE VILLAGE ZONE CHANGE

David Mann presented the proposed development to the Commissioners. He
explained that the item includes a Zone Change and a Preliminary Plat, which are
being presented concurrently but will require two separate motions.

Commissioner Mitchell asked for clarification on whether the preliminary plat
required a public hearing. Staff confirmed that because this is a Master Planned
Development, the preliminary plat is subject to a public hearing.

Mr. Mann then gave a detailed overview of the proposal, including the property's
location, current zoning, and the proposed zoning. The site includes both privately
owned and City-owned land. As part of the proposal, a land exchange is planned:
3.12 acres of developable land (outside the floodplain) would be conveyed to the
developer, while the developer would transfer 6.3 acres of floodplain-impacted land
at the southern end of the property to the city. The City-owned portion could
potentially be used in the future for recreational purposes, such as a trailhead or other
public amenities. Mr. Mann noted that staff had coordinated with the property
owner to obtain a land appraisal to ensure an equitable exchange, and any difference
in value would be addressed through a monetary adjustment.
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Mr. Mann explained that the development includes 172 residential units, resulting in
a density of approximately 13.15 units per acre. The site plan provides 516 parking
stalls, meeting the city’s parking requirements. He highlighted the benefits of the
proposed street design and asked Commissioners to consider its alignment with
recent discussions regarding construction standards.

Commissioner Mitchell expressed concern with aspects of the layout, particularly the
driveway length. Mr. Mann responded that, because the project is a Master Planned
Development, there is some flexibility in the design. Commissioner Mitchell clarified
that the concern was not with the sidewalk placement, but specifically with the
driveway length.

Staff noted that the majority of potential traffic congestion would occur internally
within the development, rather than along Main Street.

Commissioner Dayton asked whether there was potential for future on-street parking
along Main Street. Mr. Mann explained that UDOT is requiring deceleration lanes for
access into the development, which precludes the possibility of on-street parking. All
parking will be contained within the site.

Mr. Mann continued by presenting architectural elevations, proposed landscaping,
and community amenities for the subdivision.

Mark Hampton then addressed the Commissioners on behalf of the applicant. He
thanked City staff and the Commissioners for their collaboration throughout the land
exchange process. He acknowledged concerns about access and clarified that there
is currently no access to the adjacent McKell property, expressing apologies to that
property owner. He noted that the development will be managed by a homeowners'’
association (HOA) and that the units will be for sale, not rentals.

Commissioner Warnick inquired about rental allowances; specifically what percentage
of the units would be permitted to be rented out by owners. Mr. Hampton indicated
that the issue had not yet been formally addressed, but the intent is to limit rentals
and encourage owner occupancy. He emphasized a preference for homeownership,
noting that his other developments have been 100% owner-occupied. Commissioner
Warnick mentioned that similar developments often allow up to 50% of units to be
rented, but Mr. Hampton expressed opposition to that level of rental occupancy.

The discussion shifted to the proposed land exchange and future trail connections.
Staff also reviewed the proposed building materials. Commissioner Warnick noted
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that historically, Spanish Fork City has not approved elevations that rely heavily on
siding materials or stucco, stating that hardy board has been the preferred standard.
Staff confirmed that the current design has been revised to include primarily thin
brick and hardy board, with only a minimal use of stucco.

Commissioner Warnick asked whether a prior developer had shown interest in this
property, specifically with a concept that included a park in the floodplain. Staff
confirmed that a different developer had proposed a higher-density project that was
ultimately denied for not meeting R-4 zoning standards.

Commissioner Warnick also raised concerns about the adequacy of visitor parking,
particularly given the development’s density. While the applicant indicated that
driveways could accommodate visitor parking, staff clarified that driveways count
toward the total parking requirement but do not qualify as designated visitor parking.
The Commissioners expressed concern that the visitor parking area, as currently
proposed, is centrally located and may be too distant for convenient access, and
emphasized the need for additional dedicated visitor parking throughout the site.

A broader discussion followed on how the city defines and applies parking
requirements, particularly regarding the role of driveways in meeting those standards.
The Commissioners concluded that more clearly designated visitor parking is
necessary to adequately serve the proposed development.

Chairman Mitchell opened the public hearing at 8:13 p.m.

Brent McKell returned to the podium to address concerns regarding his property,
specifically an easement and development agreement he stated was executed with
the city on July 6, 2010. He expressed frustration that this was the second Planning
Commission meeting he had attended where the developer appeared unaware of the
existence of this agreement. Mr. McKell explained that, had he known the trail would
bisect his property and restrict access to a valuable section, he would not have
allowed it.

He apologized for not bringing a copy of the agreement to the meeting but
expressed concern that City staff and the developer also seemed unaware of it. To his
understanding, the agreement guarantees certain easements to facilitate
development of his land. He voiced strong frustration, feeling as though developers
have disregarded his rights and assumed the ability to construct a trail across his land
without proper consideration.

Planning Commission Minutes May 7, 2025 Page 12 of 19



While he supports the idea of the trail and initially agreed to allow it to cross his
property in good faith, he emphasized that he requested a formal agreement with
the city to protect his interests. Mr. McKell stated that he would bring a copy of the
agreement to the upcoming City Council meeting for further review.

City Attorney Vaughn Pickell requested that Mr. McKell provide a copy of the
agreement to the city’'s Legal Department, as the city has been unable to locate the
referenced document.

Dave Anderson asked Byron Haslam if the Engineering Department had a copy of the
agreement on file; Mr. Haslam confirmed that they, too, had been unable to locate it.

Commissioner Woodhouse asked Mr. McKell how he currently accesses the area in
question. Mr. McKell responded that access is only available via a bridge that is not
located on his property. He noted that he keeps livestock on this portion of land and
had plans to build a home there, as he considers it a uniquely beautiful site.

Julianne Curtis also approached the podium to express her opposition to the
proposed development. She stated that she hopes the Commissioners do not
recommend approval of the project, believing that there are better ways to develop
such a scenic and culturally significant property. She voiced concern that the
proposal moves the area away from its historical character and heritage.

Chairman Mitchell closed the public hearing at 8:20 p.m.

Commissioner Mitchell recommended that City staff and the Legal Department work
directly with Mr. McKell to review and resolve any concerns related to the referenced
easement agreement.

Mark Hampton, representing the applicant, apologized for the oversight and stated
that the development team was unaware of the easement when designing the trail
alignment. He believed Mr. McKell's property was located farther to the southeast.
Mr. Hampton affirmed that they are willing to revise the trail design to avoid crossing
Mr. McKell’s property and will fully comply with any existing easements.

Staff acknowledged the comments made earlier by Ms. Curtis regarding the
character of the development and stated that, while such concerns are understood
and shared by some, the city must respect private property owners’ rights to develop
their land within the boundaries of applicable regulations.
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Dave Anderson and City Attorney Vaughn Pickell reassured Mr. McKell that the city
would make every effort to locate the agreement and would honor the obligations
contained therein.

Commissioner Woodhouse asked his fellow Commissioners whether it would be
appropriate to table the item until the agreement could be formally reviewed.

Mr. Anderson responded that he does not believe the resolution of the access issue
would require any significant redesign of the development. Therefore, he
recommended proceeding with a recommendation. He clarified that if he
anticipated a major impact to the plan, he would have advised postponing the item.

Byron Haslam reported that he had possibly located a copy of the agreement and
would forward it to the Legal Department for review. He mentioned that, upon an
initial review, the agreement specifically addresses access rights for the McKell

property.

Commissioner Dayton expressed confidence in City staff's efforts to resolve the matter
and stated that he believes the city is taking the appropriate steps to uphold any
obligations. He supported moving the item forward to avoid unnecessary delay.

Mr. Hampton agreed, reiterating that the development team is fully committed to
honoring any existing agreements with Mr. McKell. He stated they are willing to
revise the site plan or provide additional easements to ensure access to Mr. McKell's

property.

Commissioner Mitchell, however, expressed some reservations. He voiced concern
over the change in design from a six-plex to an eight-plex configuration and remains
uneasy about access and street frontage. He also emphasized the need for more
public or visitor parking within the project.

Staff acknowledged the ongoing concerns regarding visitor parking and noted that
the overall design could benefit from revisiting the original six-plex configuration. Mr.
Hampton responded that reverting to six-plexes would not significantly affect the
total unit count and could be accommodated with minimal changes to the site plan.

Commissioner Warnick moved to recommend approval of the Creekside Village Zone
Change based on the following findings and conditions.

Findings:

Planning Commission Minutes May 7, 2025 Page 14 of 19



1. That the proposal conforms to the city's General Plan Designation and
Zoning Map.

2. That the Applicant has listed proposed variations to the development
standards.

Conditions:

1. That the Applicant meets the city’'s development and construction
standards and other applicable City ordinances.

2. That the City Council approve the Preliminary Plat and associated
conditions of the Master Planned Development Overlay District.

3. That the Applicant enters into a development agreement prior to Final
Plat application.

4. That the Annexation of the portion of property outside the city Boundary
be approved prior to Final Plat application.

Commissioner Dayton seconded and the motion passed all in favor.

PRELIMINARY PLAT (Public Hearing)

CREEKSIDE TOWNHOMES SUBDIVISION

The Commissioners engaged in general discussion regarding the additional
conditions to be incorporated into the plat. These include the addition of designated
visitor parking areas and a revision to the site layout that reduces the building size
from eight to six per building. The Commissioners also confirmed that the city will
uphold any previously established agreements with Mr. McKell, ensuring that any
existing easements or contractual obligations are honored as part of the development
process.

Commissioner Dayton moved to recommend approval of the Creekside Townhomes
Subdivision Preliminary Plat based on the following findings and conditions.

Findings:
1. That the proposal conforms to the city’'s General Plan Designation and
Zoning Map.
2. That Staff is proposing a new street standard that would apply to one of
the streets in the proposed development.
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Conditions:
1. That the Applicant meets the city’'s development and construction
standards and other applicable City ordinances.
2. That the Applicant addressed all red-line review comments prior to Final
Plat application.
3. That the City Council approve the Rezone and associated conditions of
the Master Planned Development Overlay District.
4. That the City Council approve the new street standard.
5. That the Applicant enters into a development agreement prior to Final
Plat application.
6. That the Applicant provides a hydraulic study for Staff review prior to
Final Plat application.
7. That the design be switched from an 8-plex to a six-plex.
That the applicant provides additional visitor parking.
9. That the applicant honor any agreement that was made between the

@

city and Mr. McKell for access, and that it be reviewed by the city.

Commissioner Warnick seconded and the motion passed all in favor.

MEADOW CREEK RIDGE REAPPROVAL 2025

lan Bunker approached the podium to present the item. He explained that the
applicant is requesting reapproval of a preliminary plat that has recently has its
approval expire. The property is zoned R-1-6 and is designated as Medium Density
Residential in the city’s General Plan. Mr. Bunker noted that the proposal is for a
standard subdivision and that the proposed density is consistent with the General
Plan. As such, this is considered an administrative matter and does not require
legislative action by the City Council. He further clarified that the Planning
Commission serves as the final approving authority for standard subdivisions. He also
noted that the majority of the lots will be restricted from including basements due to
site-specific conditions.

Commissioner Warnick inquired about how wetland concerns are addressed. Byron
Haslam responded that wetland mitigation falls under the jurisdiction of the U.S.
Army Corps of Engineers.

Commissioner Woodhouse requested clarification regarding the expiration timeline
for the plat. Staff explained that the original approval was granted in 2023 and that
preliminary plat approvals remain valid for two years from the approval date.
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Lynn Rindlisbacher then approached the podium to speak about the wetlands on the
property. He stated that if a wetland area is 0.10 acres or smaller, it can typically be
disturbed without formal approval from the Army Corps. The wetlands in question
are approximately 0.12 acres and are considered to be low-quality upland wetland.
He noted that a representative recently inspected the site and, while the area is
marginally over the threshold, it is largely seen as a nuisance and the project remains
in compliance with applicable wetland regulations.

Commissioner Mitchell commented that moving forward with development under
these conditions would be at the applicant’'s own risk.

The Commissioners had no additional questions as the reapproval is very
straightforward.

Commissioner Clayson moved to approve the Meadow Creek Ridge Reapproval 2025
Preliminary Plat based on the following findings and conditions.

Findings:
1. That the proposal conforms to the city’'s General Plan Land Use
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 the Applicant meets any conditions of previous approvals and
agreements.

Commissioner Woodhouse seconded and the motion passed all in favor.

SPANISH SPRINGS PHASE 3 (Amended Preliminary Plat)

lan Bunker addressed the Commissioners, reaffirming that the Planning Commission
serves as the final approving authority for this item. He provided an overview of the
project’s location, which is currently zoned I-1 (Light Industrial) and designated in the
General Plan as Business Park and Commercial.

Mr. Bunker presented the proposed amendments to the previously approved plat.
The revision includes the addition of three new industrial lots. He noted that “Parcel
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A” will remain as a separate parcel and is not considered buildable at this time. Any
future development of that parcel will require a separate subdivision plat and
subsequent approvals.

He explained that the proposed improvements are designed to coordinate with a
future UDOT interchange project in the vicinity. Key issues identified for consideration
in this development include power line relocation, utility connections, public
infrastructure improvements, access management, and storm drain requirements. He
encouraged the Commissioners to direct any technical questions related to these
issues to the city’s Engineering Department. Staff is recommending approval of the
plat amendment based on the findings and conditions outlined in the staff report.

Nate Reiner, the civil engineer representing the applicant, then approached the
podium to provide additional context. He explained that the original Spanish Springs
Subdivision was approved in 2019. Since that time, the three northernmost lots have
been developed. Due to evolving marketing conditions, the development team has
opted to construct a smaller warehouse facility than originally planned. This decision
led to the proposal to divide the remaining land into two additional parcels, enabling
the construction of three smaller industrial buildings on Lots 5, 6, and 7.

Mr. Reiner added that the remaining parcel, currently labeled as Parcel A, will likely
be developed for a commercial use in the future. However, the specific layout and
number of buildings for that site are still undetermined. Once a definitive plan is in
place, the applicant intends to return with a revised plat for further review and
approval.

There were no further questions.

Commissioner Warnick moved to approve the Spanish Springs Phase 3 (Amended
Preliminary Plat) based on the following findings and conditions.

Findings:
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.
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3. That the Applicant meets any conditions of previous approvals and
agreements.
4. That the terms of the Spanish Springs Phasing agreement be met.

Commissioner Woodhouse seconded and the motion passed all in favor.

Chairman Mitchell moved to adjourn the meeting at 9:00 p.m.

Adopted:

Kasey Woodard
Community Development
Secretary
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DEVELOPMENT REVIEW COMMITTEE JUNE 4, 2025

A Larson Ranch
[N Zoning Map Amendment
3|7 fres 1273 South 2000 West
AN|S|-| Fﬂ 9.32 acres
C%EMUMTY DEVELOPBEKT R-1-30 Zone

Medium Density Residential General Plan
Land Use Designation

PROPOSAL

The Applicant applied for Zoning Map Amendment approval to change the zoning of a parcel from R-1-
30 Single-Family Residential to R-R Rural Residential. The Development Review Committee reviewed this
proposal on May 21, 2025 and recommended that it be approved.

Some of the key issues to consider are: current land use, surrounding zoning and the Larson Agricultural
Protection Area.

STAFF RECOMMENDATION

That the proposed Larson Ranch Zoning Map Amendment be approved based on the following findings:
Findings

1. That the subject property is located in the Larson Agricultural Protection Area.
That the existing home is currently fails to meet the front setback for the R-1-30 Zone which would also
be the case in the Rural Residential Zone, making the subject property no less conforming.

3. That the subject property contains more than 5 acres, the minimum size required for one home in the
Rural Residential Zone.

4, That much of the subject property has recently been used for agricultural purposes.

5. That most of the surrounding properties are currently zoned Rural Residential.

EXHIBITS

1. Area Maps
2. Applicant's Submittal
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EXHIBIT 2

Spanish Fork City Council April 1, 2025
40 S Main St
Spanish Fork, UT 84660

Re: Larson Ranch located at 1273 S 2000 W
[Parcel 1D 35:743:0001]
[Taxing Description: Lot 1. Plat A, Bowdy Smith Sub Area 9.320 AC]

Dear Spanish Fork City Council Members,

am writing to respectfully request your support in approving a zone change for my family’s property from
a R-1-30 designation to RH-Rural Residential. with an Agricuitural General Plan designation. This adjustment
more accurately reflects the historical and ongoing use of the property operating as a farm and aligns with
our commitment to preserving our agricultural heritage.

Background/Context:

I'he property was annexed to Spanish Fork City in 1992 as part of the Leland Arnexation, an annexation
which largely consisted of the Larson family’s larger farm operation.

This parcel contains a home that has existed in our family since the late 1800's, along with outbuildings,
and farmyard with livestock pens and storage of crops, farm equipment, and implements. The larger part of
the parcel is an irrigated agriculture field with existing irrigation ditches and drain infrastructure. The field is
currently planted and producing alfalfa and rotates to a different crop about every 5-7 years. The property
is irngated with our water shares with South Field Irrigation Company. The property also has Spanish Fork
City power, a private well, septic tank, and stormwater with the Benjamin Drainage District.

The zoning designation of this specific parcel. which was originally 10.77 acres, was changed in 2018 from
RR to R-1 30 in order to subdivide a 30.000 square foot lot for the Larson’s daughter to build a home that
now exists to the South of the Larson home.

The Larson’'s and the Eaton’s together installed the 1,646 feet of the 8-inch water line in 2019 which
extended offsite, and that which delivers culinary water to the Larson home and services other properties.

In 2021, the Larsons participated in the dedication of a right-of-way of 6,542 square feet located on the
t-ast side of the parcel along 1700 West to serve as the right-of way for a future road as part of the City's
Transportation Master Plan. The dedication referenced is shown on the map attached as Exhibit A of the
Gary and Suzan [ arson Impact Fee Reimbursement Agreement, made with Spanish Fork City in September
2021, and which stated that incorporated by the agreement ‘merged’ and ‘superseded’ “all prior
negotiations, understandings. or representations’.

This parcel is also included within the larger 41.7-acre Larson Agriculture Protection Area which City Council
approved and created in February 2025,

Page 3



Requested change in land use designation

The current R-1-30 residential zoning is inconsistent with our long-term goals and the nature of our
operation. A rural residential zoning designation would:

1

Preserve a Century-Old Legacy: Our property’s Century Farm and Ranch designation honors over
100 years of continuous family farming. This heritage deserves recognition and protection through
accurate zoning.

Protect Property Rights and Agricultural Viability: The zone change would recognize our
commitment to agriculture and safeguard our ability to continue farming without the threat of
incompatible development. This classification aligns with the property’s historical use and our plans
to keep it agriculturally productive.

Promote Responsible Land Use: Utah's distribution of irrigated land is constrained by topography,
climate, soils, water availability, and infrastructure. Our soif quality in this specific area of Utah is
some of the best producing yield per acre farmland in the state. We can produce specific products
based on different factors such as climate and moisture, and our specific soil type. As Utah County
continues to grow, it will be ever more difficult to provide sources of local food that are sufficient to
feed even a fraction of Utah County’s rapidly growing population. The rural residential designation
supports the continued dedication to maintaining our limited agricultural land resources. It ensures
that development is compatible and directed to appropriate areas, protecting the character of our
rural community and our infrastructure.

Enhance Economic Sustainability: Agriculture is an economic multiplier and continues to play a vital
part for our state. The agricultural processing and production sectors provide over 79,000 jobs,
yielding over $3.5 biltion in labor income. Utah County is one of the primary agricultural production
regions in the state known for its cattle and crop production, with the state's largest number of
cattle and most productive vield per acre ground in the state. Nearly 80% of Utah's farm cash
receipts come from livestock and livestock products, and hay is the leadirg crop in terms of
acreage. By commodity type, while we are 2 in the state for market value of agricultural products
sold, hay ranks the leading crop in the state and by a large margin in total acres of production
(USDA Census of Agriculture). Much of the hay goes toward supporting the livestock and dairy
operations within the state, sold to horse owners, with a lesser portion sold out of state or sent to
the export market.

The rural residential zone would allow us to continue contributing to the local economy while maintaining
our family’s livelihood. Preserving agricultural land is critical for long-term food security and environmental
sustainability.
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For generations. our family has dedicated this land to farming and ranching, contributing to the local
economy, supporting food security. and maintaining the open spaces that define our comm Jnity’s rural
character. Farming is not just a tradition but an economic necessity for our family.

We are not seeking to develop residentially; instead, we are committed to preserving our land for
agricultural use. This zoning adjustment would reflect the true nature of our operations and protect our
rights as property owners.

Thank you for considering this request. We respectfully ask for your support in approving the zone change
to Rural Residential with an Agricultural General Plan designation. ensuring our property remains a valuable
asset to the community for generations to come.

Thank you,

JOUEN N Lo

Jackie Larson !

toy Ao

Gary Larso
@\AW UM‘@?/\
Suzan Larson
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CARY & SUZAN LARSON REIMBURSEMENT AGREEMENT
FOR BOWDY SMITH WATERLINE

COME NOW the parties hereto, Gary & Suzan Larson (Larsons) and
Spanish Fork City (City). and enter into this reimbursement agreement to
assure the orderly development of real property within City limits, while
maintaining and enhancing property values.

Larsons own real property within Spanish Fork City at approximately
1273 South 2000 West. Bowdy Smith desired to develop a portion of the
Larsons’ property into a residential development, but to do so, was required to
participate in the installation of drinking water improvements, which are the
subject of a separate pioneering agreement. As part of the development. the
Larsons were required to dedicate a right-of-way for a public street, which
serves a regional area and which benefits properties in addition to the
property owned by Larsons. Larsons are entitled to reimbursement from
impact fees for these improvements.

NOW THEREFORE, the parties hereto contract, covenant, and agree as
follows:

1. Larsons have participated in the dedication of right-of-way a total
distance of approximately 6,542 square feet, as shown on the map
attached hereto as Exhibit A and incorporated herein by this reference.
Larsons’ total cost is $39,227.07. This right-of-way serves a regional area
and is part of the City's Transportation Master Plan and is included in the
impact fee facilities plan.

2. City has accepted the right-of-way and has incorporated it into its
transportation system.

3. Larsons will be reimbursed from transportation impact fees the sum of
$39,227.07. City will disburse 100% of collected impact fees on an
annual basis in September, pro-rated among all recipients of
transportation impact fees outstanding at any given time. The pro-rata
amount will be calculated on the total amount originally owing. not the
current balance. Thus, the amount reimbursed in any given year will
vary, upward or downward, over the payback period.

4. Larsons acknowledge that their only source of reimbursement is impact
fees, to be paid as they are collected by the City. It waives claim against
the City for reimbursement from any other source.

5. This agreement represents the entire agreement related to this
reimbursement between the parties hereto. All prior negotiations,
understandings, or representations are merged herein and superseded
hereby.

6. Any amendment to this agreement must be in writing and be signed by
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each of the parties hereto.

7. In the event of breach in any of the obligations of this agreement, the

non-breaching party shall be entitled to recover their attorney’s fees,
whether or not litigation Is pursued.

DATED this day of

Attest:

Tara Silver, Recorder

. 2021

SPANISH FORK CITY by:

Steve Leifson, Mayor

Gary & Suzan Larson by:

(
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PLANNING COMMISSION JUNE 4, 2025

Maple Mountain Plat N
Zone Change

E—sm 2120 East 130 North
- 13.54 acres
-1-12 wit verlay
SPANISHFORK  Rr-1-12 with MPD Overl

Y DEV . . .
COMMUNIT ELOPMENT | ow Density Residential
General Plan Designation

PROPOSAL

The Applicant has requested that a Zone Change to apply the Master Planned Development (MPD)
Overlay be approved. This will allow for the completion of the residential subdivision. The current base
zoning of R-1-12 Residential was approved by the City Council in November 2018, as part of the original
approval of the Maple Mountain at Spanish Fork Subdivision. Since that time, applying for a Master
Planned Development now requires the approval of an overlay zone. The MPD Overlay allows for efficient
design and to permit uniquely configured or situated properties to be developed in a functional manner
that enhances the City.

The Applicant has also submitted for Preliminary Plat subdivision reapproval as the approvals for this
phase have expired. This proposed subdivision phase includes a total of 33 single-family residential lots
with an average development density of 2.44 units per acre. The R-1-12 Zone allows for a maximum base
density of 2.67 units per acre. The R-1-12 is a residential zoning district that is consistent with the General
Plan Land Use designation of Low Density Residential. The zone change is needed for the proposed
subdivision to move forward.

The MPD Overlay is necessary due to some of the proposed lot sizes and widths being below the

minimum requirements for a standard subdivision in the R-1-12 Zone (Municipal Code(s) 15.3.16.170
Development Standards, Table 1 Residential; and 15.3.20.080 Master Planned Development Overlay

District). Sixteen of the 33 proposed lots fall below the standard of 12,000 square feet and 100 feet of lot
width. Using the provisions and allowances of the MPD Overlay, the resulting average lot size is 12,355

square feet. With a range of lot sizes from 8,800-17,608 square feet. The 16 lots below the standard 100

feet in lot width, range from 80 feet to 100 feet in lot width (the larger lots are over 100 feet in width).
Some of the key issues to consider are: landscaping, utilities and access.

STAFF RECOMMENDATION

That the proposed Maple Mountain Plat N Zone Change be approved based on the following findings:
Findings

1. That the proposal conforms to the City’'s General Plan Designation of Low Density Residential.

2. That the proposal provides additional housing at a lower density range.

3. That the proposal provides for local street and utility connections.

4. That the proposal meets the required findings of the Master Planned Development Overlay zone.

EXHIBITS

Area Maps

Applicant’s Letter of Request

Zoning Exhibit

Master Planned Development Findings Memo
Development Review Committee Minutes

ua s N~
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EXHIBIT 2

We are requesting the MPD zone overlay within this project due to frontage and square footage
constraints. This project was previously approved under different zone regulations. The overall density
for the project is only 2.44 units/acre and the lots have an average square footage of 12355 sq ft. The
previous phase approvals and existing road configurations, along with the swap of property with Nebo
school district for their future plans, has put constraints on this property to which this layout is the only

available option for development.

Spanish Fork, Utah County, Utah
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EXHIBIT 3
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Phase 2 i
Zone Change
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EXHIBIT 4
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SPANISH FORK

PRIDE & PROGRESS

TO: Spanish Fork City Council

FROM: Community Development Department

DATE: June 17, 2025

RE: Maple Mountain Plat N Phase 2 Master Planned Development Overlay

Pursuant to Municipal Code 15.3.20.080-C, the City Council must make the following findings

before applying the Master Planned Development 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.

a. The underlying zone for this proposed development is R-1-12. The application of
the Overlay zone will allow for the completion of the established residential
neighborhood by allowing deviations from typical zoning standards. This will
permit the uniquely configured property to be developed in a functicnal manner
that enhances the City through street connections, lot placement resulting in
various lot sizes and participation in the installation of uniform street trees. The
development by way of participating in the architectural standards of the Cverlay
zone will also have attractive housing products with a wide array of materials,
colors, and architectural elements.

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.

a. The proposed development will not have detrimental impacts to the health, safety
or general welfare of the residents or those working within the neighborhood. The
development will provide important road connections and establish new access
opportunities for the residents and surrounding developments. Those
improvements will increase navigation and transportation safety and provide good
access to area services and regional thoroughfares. The development will add to an

existing pedestrian trail and connect the residents to the established trail network.
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3. That any variation allowed from the development standards of the underlving district will

not create increased hazards to the health, safety, or general welfare of the residents of

the development of adjacent areas.

a.

Variations from the development standards of the underlying district will not
create increased hazards to health, safety, or the general welfare of the residents in
the proposed development and of adjacent areas. The variations proposed for
some of the lots regarding reduced lot sizes and widths will not impact the
residents of the development or adjacent areas. The resulting subdivision lot
configuration will provide a variety of lots that will blend into the existing

neighborhoods.

4. That the development will improve infrastructure connectivity.

a.

The proposed development shows a well-connected network of streets with four
connections or access points to the adjacent neighborhoods and street network.
The development will provide further connections and looping of underground

utilities.
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EXHIBIT 5

Draft Minutes
Spanish Fork City Development Review Commiltee
80 South Main Street
Spanish Fork, Utah
May 7, 2025

Staff Members Present: Cory Pierce, Public Works Director; Seth Perrins, City Manager:;
Dave Anderson, Community Development Director; Brandon Snyder, Senior Planner;

David Mann, Senior Planner; Kasey Woodard, Community Development Secretary; lan
Bunker, Associate Planner; Vaughn Pickell, City Attorney: Joshua Nielsen, Assistant City
Attorney: John Little, Chief Building Official; Byron Haslam, Assistant City Engineer; Josh

Wagstaff, Assistant City Engineer; Marcie Clark, Engineering Department Secretary; Jered

Johnson, Engineering Division Manager; Zach Hendrickson, Qutside Plant Manager; Kevin
Taylor, Senior Power Utility Planner; Jake Theurer, Power and Light Superintendent; Bart

Morrill, Parks Maintenance Superviscr; Jason Turner, Fire Marshall.

Citizens Present: Shawn Herring, Spencer Jarvis.

Cory Pierce called the meeting to order at 10:00 a.m.

MINUTES

April 23, 2025

April 30, 2025

Dave Anderson moved Lo continue the minutes of April 23, 2025.

Jake Theurer seconded and the motion passed all in favor,

Dave Anderson moved (o continue the minutes of April 30, 2025.

John Little seconded and the motion passed all in favor.

Develcpment Review Committee Minutes May 7, 2025
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ZONE CHANGE

MAPLE MOUNTAIN PLAT N ZONE CHANGE

Brandon Snyder presented the proposed Zone Change associated with Phase |l of the
Maple Mountain development. He shared aerial images of the site and acknowledged the
adjacent Mellor Subdivision to the east. He noted that although the City Council approved
a Preliminary Plat for this area in 2018, that approval has since expired. He explained that
the city has since transitioned to implementing the Master Planned Development as an
Overlay, which developers may now use in conjunction with standard zoning classifications.

Mr. Snhyder indicated that the MPD Overlay is proposed in combination with the R-1-12
Zone. He stated the proposed layout includes 33 |ots, of which 16 are narrower than the
typical minimum width. Lot widths range from 80 to 100 feet, and lot sizes range from
8,800 to 17.000 square feet, with an average of approximately 12,355 square feet. He also
referenced planned utility and landscaping improvements to be installed as part of the
development. Based on the findings and conditicns outlined in the staff reports, he stated
that staff recommends approval of the Zone Change and reapproval of the Preliminary
Plat.

Byron Haslam noted that a UDOT permit has been issued for access onto 400 North, He
emphasized that the access must be completed within the year, as the permit will expire.

Cory Pierce asked about a new roadway located behind the development and raised
concerns regarding its maintenance, Mr, Snyder clarified that the area in question is
owned by the Nebo Scheol District.

Seth Perrins expressed concern regarding the proposed lot sizes, suggesting they may be
too small for the intended zoning designation.

A general discussion followed about the lot widths and configurations.

Dave Anderson commented that the size variation may not be noticeable, while Mr.
Perrins expressed concern that the narrow lots may be more apparent in cul-de-sac
layouls.

Seth Perrins specifically referenced lots 57, 58, and 59, stating that these appear consistent
with the surrounding neighborhood character. However, he raised concerns about the
smaller lots along 320 North and inquired about enhancements the applicant is proposing
Lo satisfy the provisions of the MPD Overlay.

Development Review Committee Minutes May 7, 2025 Page 2 of 8
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Brandon Snyder directed attention to Exhibit #2 in the staff report, which outlines the
proposed ot configurations and associated improvements. He mentiched that the current
layout is similar to the Preliminary Plat approved in 2018,

Seth Perrins reiterated his concerns with lots 41-45 along 320 North, noting a preference
for larger lots like 57-59 that more closely match existing neighborhood patterns. He
asked if the applicant is seeking any modifications to required setbacks. It was confirmed
that no changes to setbacks are being requested, which Mr. Perrins stated made him
more comfortable, though he remains concerned about the narrower lot configurations.

Jake Theurer asked whether the development shares similar sewer infrastructure
challenges as the neighboring Mellor Subdivision and whether road alignments have been
coordinated.

Staff then engaged in general discussion regarding landscaping plans, grading, and utility
desigh. Mr. Snyder suggested that the project engineer be invited to address technical
guestions.

Shawn Herring, the project engineer, came forward and stated that a neighborhood
meeting had been held several years ago where concerns were raised regarding the two
southern cul-de-sacs. He explained that some of the irregular or smaller lot shapes
resulted from a land exchange with the School District. He acknowledged staffs grading
concerns and indicated they have been working closely with the homebuilder to address
them. He explained that the elevation changes in the western portion of the development
are due to an existing above-ground irrigation ditch, which was covered and integrated

into the roadway design.

Bart Morrill asked for confirmation that landscaping in the new development would match
that of the Mellor Subdivision. He hoted discrepancies between the current plans and
those previously submitted for the Mellor Subdivision.

Mr. Herring responded that revised plans addressing those concerns have since been
submitted and will reflect the requested landscaping consistency.

Vaughn Pickell moved to recommend the approval of the proposed Maple Mountain Plat
N Zone Change based on the following findings and subject to the following conditions:

Findings:
1. That the proposal conforms to the City's General Plan Designation of Low
Density Residential.
2. That the proposal provides additional housing at a lower density range.
3. That the proposal provides for local street and utility connections.

Development Review Committee Minutes May 7. 2025 Page 3 of 8
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4, That the proposal appears tc meet the required findings of the Master
Planned Development Overlay zone.

Dave Anderson seconded and the motion passed all in favor.

PRELIMINARY PLAT

MAPLE MOUNTAIN PLAT N PHASE 2
There was no additional discussion.

Dave Anderson moved to recommend the approval of the proposed Maple Mountain Plat
N Phase 2 Preliminary Plat 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 proposal is consistent with the purpose, intent and findings of the
MPD Overlay District.

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.

John Little seconded and the motion passed all in favor.

DISCUSSION

OTHER BUSINESS

Dillon Muirbrock approached the podium Lo present a series of proposed road
improvement projects aimed at enhancing traffic flow and public safety. He began by
addressing safety concerns along 1000 North, in front of Walmart. Specifically, he
highlighted issues related to pedestrian crossings and the existing left-turn lane. To
address these concerns, he proposed modifications to the left-turn lane and closing off the
current left-turn access into the Walmart parking lot. Additionally, the plan includes

Develcpment Review Committee Minutes May 7. 2025 Page 4 of 8
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PLANNING COMMISSION JUNE 4, 2025

Maple Mountain Plat N Phase 2
Preliminary Plat

2120 East 130 North
- 13.54 acres
SPANISH FDRK R-1-12 with MPD Overlay

ITY DEVE . . .
COMMUN LOPMENT Low Density Residential
General Plan Designation

PROPOSAL

The Applicant has submitted a Preliminary Plat for a Master Planned Development for reapproval. The
current proposal includes 33 single-family residential lots. The previous phase, Plat N Phase 1, was
recorded in September of 2019. This proposed subdivision phase has an average development density of
2.44 units per acre. The R-1-12 Zone allows for a maximum base density of 2.67 units per acre.

The Applicant has also requested that a Zone Change from R-1-12 to R-1-12 with the Master Planned
Development (MPD) Overlay be approved in order to facilitate this proposal. This will allow for the
completion of the residential subdivision. The MPD Overlay allows for efficient design and permits
uniquely configured or situated properties to be developed in a functional manner that enhances the City.

The MPD Overlay is necessary due to some of the proposed lot sizes and widths being below the
minimum requirements for a standard subdivision in the R-1-12 Zone. (Municipal Code(s) 15.3.16.170
Development Standards, Table 1 Residential; and 15.3.20.080 Master Planned Development Overlay
District.) Sixteen of the proposed lots fall below the standard of 12,000 square feet and 100 feet of lot
width. Using the provisions and allowances of the MPD Overlay, the resulting average lot size is 12,355
square feet. With a range of lot sizes from 8,800-17,608 square feet. The sixteen lots below the standard
100 feet in lot width, range from 80 feet to 100 feet in lot width. (The larger lots are over 100 feet in width.)
Some of the key issues to consider are: irrigation improvements, landscaping, utilities and access.

STAFF RECOMMENDATION

That the proposed Maple Mountain at Spanish Fork Subdivision Plat N Phase 2 Preliminary Plat 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 proposal is consistent with the purpose, intent and findings of the MPD Overlay District.

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.

EXHIBITS

1. Area Maps

2. Civil Plans

3. Landscaping Plans

4. Development Review Committee Minutes
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EXHIBIT 4

Draft Minutes
Spanish Fork City Development Review Committee
80 South Main Street
Spanish Fork, Utah
May 7, 2025

Staff Members Present: Cory Pierce, Public Works Director; Seth Perrins, City Manager;
Dave Anderson, Community Development Director; Brandon Snyder, Senior Planner;
David Mann, Senicr Planner; Kasey Woodard, Community Development Secretary; lan
Bunker. Associate Planner; Vaughn Pickell, City Attorney: Joshua Nielsen, Assistant City
Attorney; John Little, Chief Building Official; Byron Haslam, Assistant City Engineer; Josh
Wagstaff, Assistant City Engineer; Marcie Clark, Engineering Department Secretary; Jered
Johnson, Engineering Division Manager: Zach Hendrickson, Qutside Plant Manager: Kevin
Taylor, Senior Power Utility Planner; Jake Theurer, Power and Light Superintendent; Bart

Morrill, Parks Maintenance Superviscr; Jason Turner, Fire Marshall.

Citizens Present: Shawn Herring, Spencer Jarvis.

Cory Pierce called the meeting to order at 10:00 a.m.

MINUTES

April 23, 2025

April 30, 2025

Dave Anderson moved to continue the minutes of April 23, 2025.

Jake Theurer seconded and the motion passed all in favor.

Dave Anderson moved to continue the minutes of April 30, 2025.

John Little seconded and the motion passed all in favor.

Development Review Committee Minutes May 7, 2025
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ZONE CHANGE

MAPLE MOUNTAIN PLAT N ZONE CHANGE

Brandon Snyder presented the proposed Zone Change associated with Phase |l of the
Maple Mountain development. He shared aerial images of the site and acknowledged the
adjacent Mellor Sukdivision to the east. He noted that althcugh the City Council approved
a Preliminary Plat for this area in 2018, that approval has since expired. He explained that
the city has since transitioned to implementing the Master Planned Development as an

Overlay, which developers may now use in conjunction with standard zoning classifications.

Mr. Snyder indicated that the MPD Overlay is proposed in combination with the R-1-12
Zone. He stated the proposed layout includes 33 lots, of which 16 are narrower than the
typical minimum width. Lot widths range from 80 to 100 feet, and lot sizes range from
8,800 to 17,000 square feet, with an average of approximately 12,355 square feet. He also
referenced planned utility and landscaping improvements to be installed as part of the
development. Based on the findings and conditions cutlined in the staff reports, he stated
that staff recommends approval of the Zone Change and reapproval of the Preliminary
Plat.

Byron Haslam noted that a UDOT permit has been issued for access onto 400 North. He

emphasized that the access must be completed within the year, as the permit will expire.

Cory Pierce asked about a hew roadway located behind the development and raised
concerns regarding its maintenance. Mr. Snyder clarified that the area in question is
owned by the Nebo School District.

Seth Perrins expressed concern regarding the proposed lot sizes, suggesting they may be
too srmall for the intended zoning designation.

A general discussion followed about the lot widths and configurations.

Dave Anderson commented that the size variation may not be noticeable, while Mr.
Perrins expressed concern that the narrow lots may be more apparent in cul-de-sac
layouts.

Seth Perrins specifically referenced lots 57, 58, and 59, stating that these appear consistent
with the surrounding neighborhocd character. However, he raised concerns albout the
smaller lots along 320 North and inquired about enhancements the applicant is proposing
to satisfy the provisions of the MPD Overlay.

Development Review Committee Minutes May 7, 2025 Page 2 of 8
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Brandon Snyder directed attention to Exhibit #2 in the staff report, which outlines the
proposed ot configurations and associated improvements. He menticned that the current
layout is similar to the Preliminary Plat approved in 2018.

Seth Perrins reiterated his concerns with lots 41-45 along 320 North, noting a preference
for larger lots like 57-59 that more closely match existing neighborhood patterns. He
asked if the applicant is seeking any modifications to required setbacks. It was confirmed
that no changes to setbacks are being requested, which Mr. Perrins stated made him
more comfartable, though he remains concerned about the narrower lot configurations.

Jake Theurer asked whether the development shares similar sewer infrastructure
challenges as the neighboring Mellor Subdivision and whether road alignments have been
coordinated.

Staff then engaged in general discussion regarding landscaping plans, grading, and utility
design. Mr. Snyder suggested that the project engineer be invited to address technical
guestions.

Shawn Herring, the project engineer, came forward and stated that a neighborhood
meeting had been held several years ago where concerns were raised regarding the two
southern cul-de-sacs. He explained that some of the irregular or smaller lot shapes
resulted from a land exchange with the School District. He acknowledged staff's grading
concerns and indicated they have been working closely with the homebuilder to address
them. He explained that the elevation changes in the western portion of the development
are due to an existing above-ground irrigation ditch, which was covered and integrated
into the roadway design.

Bart Morrill asked for canfirmation that landscaping in the new development would match
that of the Mellor Subdivision. He noted discrepancies between the current plans and
those previously submitted for the Mellor Subdivision.

Mr. Herring responded that revised plans addressing those concerns have since been
submitted and will reflect the requested landscaping consistency.

Vaughn Pickell moved to recommend the approval of the proposed Maple Mountain Plat
N Zone Change based on the following findings and subject to the following conditions:

Findings:
1. That the proposal conforms to the City's General Plan Designation of Low
Density Residential.
2. That the proposal provides additional housing at a lower density range.
3. That the proposal provides for local street and utility connections.

Development Review Committee Minutes May 7, 2025 Page 3 of 8
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4. That the proposal appears to meet the required findings of the Master
Planned Development Overlay zone.

Dave Anderson seconded and the motion passed all in favor.

PRELIMINARY PLAT

MAPLE MOUNTAIN PLAT N PHASE 2
There was no additional discussion.

Dave Anderson moved to recommend the approval of the proposed Maple Mountain Plat
N Phase 2 Preliminary Plat 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 proposal is consistent with the purpose, intent and findings of the
MPD Overlay District.

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.

John Little seconded and the motion passed all in favor.

DISCUSSION

OTHER BUSINESS

Dillon Muirbrook approached the podium to present a series of proposed road
improvement projects aimed at enhancing traffic flow and public safety. He began by
addressing safety concerns along 1000 North, in frant of Walmart. Specifically, he
highlighted issues related to pedestrian crossings and the existing left-turn lane. To
address these concerns, he proposed modifications to the left-turn lane and closing off the
current left-turn access into the Walmart parking lot. Additionally, the plan includes

Development Review Committee Minutes May 7, 2025 Page 4 of 8
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PLANNING COMMISSION JUNE 4, 2025

Ace Rents Landscape Yard
[ A\ \ Conditional Use Approval
et Al Ts 98 West Arrowhead Trail
SPANlSH FURK 11.44 acres

COMMUNITY DEVELOPMENT C-2 Zone
Mixed Use General Plan
Designation

PROPOSAL

The Applicant applied for Conditional Use approval for a proposed landscape material yard
associated with the Ace Rents. Staff has determined this use would fall under “outdoor display or
storage of materials or merchandise in conjunction with any permitted use,” §15.3.16.080.C. The
current business offers tool and construction equipment rentals and would add the landscape
yard as an accessory use.

The Applicant submitted a landscape plan that shows several improvements to the site
associated with the proposed conditional use. Approximately 150,000 square feet of chipped
asphalt would be added on the north and east sides of the property where the landscape bins
for the different materials would be accessed and stored.

The plans show an approximately 930 foot long and ten-foot-wide landscape buffer along the
west property line, adjacent to the existing neighborhood. A six-foot-tall concrete panel wall and
31 trees would also be installed to help physically and visually buffer the subject property from
the neighboring homes.

The existing 20-foot-wide landscape area and security fence adjacent to Arrowhead Trail would
be extended toward the Spanish Fork River. The Applicant is proposing to add 11 trees to the
existing seven trees in order to meet the frontage improvement requirements, UDOT owns
approximately 0.5 acres of land between the subject property and where Arrowhead Trail curves
to intersect with Main Street that is part of the right-of-way. Future right-of-way improvements
adjacent to Arrowhead Trail may be required with redevelopment of the site or a change of use.

No site lighting is being proposed with this application. The current hours of operation for Ace
Rents are between 7:30 am and 5:00 pm.

The Development Review Committee reviewed the application on May 21 and voted to
recommend approval of the Conditional Use with the listed conditions in the staff report.

Some of the key issues to consider are: anticipated longevity of the proposed use, noise, dust,
existing sewer easement.

RECOMMENDATION

That the proposed Conditional Use 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 and Zoning Map.

2. That adequate improvements have been proposed to address any detrimental impacts on

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



neighboring properties.

Conditions

1. That the Applicant meets the City's development and construction standards and other
applicable City ordinances.

2. That the Applicant adheres to the site improvements proposed on the submitted plans.

EXHIBITS

1. Area Maps
2. Site Plan

Page 2
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EXHIBIT 1

ZONING MAP
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Prime Location

Central location; Easy access
from two freeway entrances.
(Main Street & 8000)

Help Residents & Businesses
maintain existing landscape.

Provide landscape materials
for new development while
supporting local economy.




Bay Examples

Clean, Tidy, Easily Accessible
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variety of materials ‘ . ‘ N -\\ ¥ \ B ¢ ‘ .
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L (rusheﬂsphalt Road

Multiple Bays

Future Expansion

The layout of the project
will have the ability to grow
with product demand
increases for all materials
within the property




Endless Possibilities

With more variation of rock and
materials to choose from the ability to
make the yard of your dreams has
never been easier.







Xeriscape Benefits

A SIGNIFICANT AMOUNT OF WATER CAN BE
SAVED!

UPWARDS of 50% or more water can be
saved compared to traditional landscaping.

Dryscape provides the opportunity for a
drought friendly landscape while beautifying
the community.

Source:
theguardianhttps://www.energy.gov/energysaver/landscaping-water-conservationcom



http://www.theguardian.com/news/datablog/2014/sep/26/europeans-multiple-languages-uk-ireland
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One convenient stop for
all of your ground cover
needs!

The landscape center
will be managed by
people with years of
experience in yard
Improvement.



L -

Commercial projects, alongside residential customers, benefit
with up to date landscaping materials.



Web Site




Projected Timeline .y 2025

Prepare foundation with March 2025
November 2024 road base and crushed Grand opening of landscape
Approval from City Council asphalt center

December 2024 February 2025 April 2025

Begin clearing and clean up Setup of bays and haul in of Maintain Drive and DON'T
of property materials. GO BROKE!



PLANNING COMMISSION JUNE 4, 2025

Creekside Annexation
1527 South Main Street

0.32 acres
"(ES".J“ 7 R-4 Residential
SPANISH FDRK Proposed Zone

COMMUNITY DEVELOPMENT Mixed Use General Plan
Designation

PROPOSAL

Spanish Fork City has proposed that a portion of one parcel totaling 0.32 acres, located at approximately
1527 South Main Street, be annexed in order to solve a boundary issue for the Creekside Village
development.

The subject property is currently located within the City’'s Annexation Policy Boundary and Growth
Management Boundary. According to Utah State Code §10-2-418, if the proposed annexation is part of
an unincorporated island of Utah County that is 50 acres or less or contains fewer than 800 residents and
the City has provided one or more municipal-type services to the area for at least one year, the
annexation process may be initiated by resolution. This proposed annexation does indeed meet those
criteria.

Due to this annexation serving a relatively small and unpopulated area, there is no requirement to
complete a feasibility study to further analyze the proposal.

Staff recommends assigning this annexation R-4 zoning to match the zoning assigned to the Creekside
Village development.

STAFF RECOMMENDATION

That the proposed Annexation be approved with R-4 zoning based on the following findings:
Findings

1. That the subject property is located within the City’'s Annexation Policy Boundary and Growth
Management Boundary.

2. That the City’'s General Plan Land Use Designation for the annexation area is Mixed Use.

That a majority of parcel 25:028:0111 is already within the City.

4. That this parcel is a part of the Creekside Village development.

EXHIBITS

1. Area Maps
2. Annexation Plat

W
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PLANNING COMMISSION JUNE 4, 2025

Johnson-Youd
Annexation

(AN 300 West 1600 North
=7 18.61 acres
SPANISHFORK R-R Rural Residential

COMMUNITY DEVELOPMENT Proposed Zone
Industrial General Plan
Designation

PROPOSAL

The Applicant has requested approval of an annexation including three parcels, totaling 18.61 acres,
located at approximately 300 West 1600 North.

The subject property is located within the City's Annexation Policy Boundary and Growth Management
Boundary. According to Utah State Code §10-2-418, if the proposed annexation is part of an
unincorporated island of Utah County that is 50 acres or less or contains fewer than 800 residents and
the City has provided one or more municipal-type services to the area for at least one year, the
annexation process may be initiated by resolution. The Legal Department has confirmed that this
proposed annexation does indeed meet the aforementioned criteria.

Due to this annexation serving a relatively small and unpopulated area, there is no requirement to
complete a feasibility study to further analyze the proposal.

Staff recommends that this proposal be assigned R-R Rural Residential zoning upon annexation.

The City has not received any development plans for the property.

STAFF RECOMMENDATION

That the proposed Annexation be approved based on the following findings:
Findings

1. That the subject property is located within the City's Annexation Policy Boundary and Growth
Management Boundary.
2. That the City’s General Plan Land Use Designation for the annexation area is Industrial.

EXHIBITS

1. Area Maps
2. Annexation Plat
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PLANNING COMMISSION JUNE 4, 2025

Peterson River Bottoms
Road Annexation

[ i \ 860 South River Bottoms Road
EST. |E!| 1855
52a 407 acres

SPANISH FDRK R-3 and R-R Rural Residential

COMMUNITY DEVELOPMENT Proposed Zone
High and Medium Density
Residential
General Plan Designation

PROPOSAL

Spanish Fork City has proposed that a combination of parcels and road right-of-way totaling 4.07 acres,
located at approximately 860 South River Bottoms Road, be annexed. One motivation for the proposed
annexation is to address issues with public improvements and the Spanish Fork City Boundary.

The subject property is located within the City's Annexation Policy Boundary and Growth Management
Boundary. According to Utah State Code §10-2-418, if the proposed annexation is part of an
unincorporated island of Utah County that is 50 acres or less or contains fewer than 800 residents and
the City has provided one or more municipal-type services to the area for at least one year, the
annexation process may be initiated by resolution. According to the Legal Department, this proposed
annexation does indeed meet those criteria.

Due to this annexation serving a relatively small and unpopulated area, there is no requirement to
complete a feasibility study to further analyze the proposal.

Staff recommends assigning this annexation R-3 zoning to the River Bottoms Road right-of-way, in order

to match the zoning that has been approved for the River Run subdivision, and that R-R Rural
Residential zoning be applied to the remaining parcels.

STAFF RECOMMENDATION

That the proposed Annexation be approved with R-3 zoning based on the following findings:
Findings

1. That the subject property is located within the City's Annexation Policy Boundary and Growth
Management Boundary.

2. That the City’'s General Plan Land Use Designation for the annexation area is Medium Density Residential
with a small portion in the High Density Residential Designation.

3. That this annexation is needed to solve a boundary issue for the River Run residential development.

EXHIBITS

1. Area Maps
2. Annexation Plat
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EST. |[:]| 1855
Bl

SPANISHFORK

PRIDE & PROGRESS

To: Mayor and City Council
From: Cory Pierce P.E., Public Works Director/City Engineer
Date:  July 1, 2025
Re: Ordinance Construction Standards Revision (25.01)
Staff Report
RECOMMENDED ACTION

Approve Ordinance to revise the construction standards.

BACKGROUND

Clarification of storm drain and LID improvements.

Modifies the storm drain video inspection section.

Modifies bedding material to add waterlines.

Modifies Rainfall-runoff rational method to add 100-year storm.
Adding a section for Temporary All Weather Roadways.
Modifies commmercial meters.

Adding a section in the water standards for backflow protection
requirements

Modifications to Water standard drawings..

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


https://docs.google.com/document/d/1uAIG_j8zBEozdos5zViInFmTU03U5n3yEhHC6-UgqGc/edit#bookmark=kix.xdqnc5mc7mj3

Policy 4.39 DRAFT Spanish Fork City
Public Works

———

EST. |[:]| 1855
=

SPANISH FORK

PRIDE & PROGRESS

40 South Main Street
Spanish Fork City, Utah 84660
(801) 804-4550

CONSTRUCTION
STANDARDS

4.39-2
Effective June 2018



Policy 4.39 DRAFT Spanish Fork City
Public Works

4.39.20.040. Utility Improvements
F. Storm Drain. The Developer shall provide on-site storm drainage

facilities according to the storm water Drainage Design manual and in
accordance with the ordinances of the City. Storm drainage systems
shall incorporate Underground Low Impact Development (LID) systems.
The maximum allowable storm water discharge from any multi-family,
commercial and industrial development will be limited to 0.15 cfs/acre
of development.

4.39.25.090. Storm, Land and Groundwater Drains
C. Video Inspection. Contractor shall clean all storm, land and
groundwater drains lines prior to video inspection. The Contractor Sty
shall video inspect all sanitary storm, land and groundwater drains lines

prior to paving. Cesttevdeotnspectshalbe-deductedfrominspecton
fee:

4.39.35.040. Fill Material
B. Bedding Material. Use APWA No. 4 sewer rock for gravity pipe bedding
material. Use sand as a bedding material for pressure pipe, waterlines,
anre electrical and communication conduit. Bedding sand must
compact sufficiently to support the pipe and shall meet the following
gradation:

4.39.55.015 Design Standards and Regulations.
A. Low Impact Development. The MS4 permit for Spanish Fork City

requires that new development or redevelopment projects that disturb
greater than or equal to one acre, including projects less than one acre
that are part of a larger commmon plan of development or sale to
manage rainfall on-site, and prevent the off-site discharge of the
precipitation from all rainfall events less than or equal to the 830th
percentile rainfall event. Spanish Fork City has elected to change the
830th percentile rainfall event to the 25-year storm event with a 24k
duration and intensity that produces the largest storage requirement.

A redevelopment project that would require Underground LID is further
defined as any prOJect that increases the existing |mperV|ous area by

YFRO90666) As Spanish Fork City continues to develop and redevelop,

4.39-3
Effective June 2018



Policy 4.39 DRAFT Spanish Fork City
Public Works

grderground LID practices will need to be implemented to comply with
State and Federal regulations.

Underground LID is a comprehensive approach to micromanaging
storm water where it is generated. The goal of Underground LID is to
develop a storm water management strategy where post-development
hydrologic conditions mimic pre-development conditions through
utilizing storm water features that infiltrate and evapotranspirate in a
cost-effective, flexible manner. It also involves protecting water quality
by treating and filtering storm water near the source, before it infiltrates
into the ground.

Underground LID practices focus on preventing flooding, erosion, and
pollution by utilizing natural processes to filter, treat, and allow storm
water to infiltrate into the ground. It typically preserves, restores, and
creates green infrastructure using soils and vegetation. By
implementing Underground LID principles and practices, water can be
managed in a way that reduces negative environmental impacts often
associated with developed areas and promotes the natural movement
of water within the area.

4.39-4
Effective June 2018



Policy 4.39 DRAFT Spanish Fork City

Public Works

i o it I

B. Potential LID Features and Practices. There are many practices that can

be utilized when implementing LID principles. Some are listed below.

1.

Xeriscape Swale/Grassy Swale - A swale landscaped with xeriscape
plants or grass can be used to infiltrate storm water in place. Curb
cuts along roads can be used to discharge storm water runoff
generated in paved streets and parking lots into the swale. An
underground storage tank system is required to help the
infiltration into the ground.

Bioretention — Bioretention includes the use of vegetation and
soils to clean storm water runoff in an earthen basin lined with
plants and mulch. An underground storage tank system is
required to help the infiltration into the ground.

Preserve Vegetation — The natural vegetation of an area to be

developed should be preserved by reducing the total impervious

area for a site-byclustering-butdingsclose togetherreducing

C. Drainage Plan Report. As part of the Drainage Plan Report, the

following criteria will need to be addressed.

1.

LID Feasibly - All plans for LID facilities and Underground LID
facilities will need to be approved by the City prior to design.
During the planning process, groundwater levels,
percolation/infiltration rates, source protection zones, and other
concerns with subsurface conditions need to be considered. Site
conditions such as collapsible soils, low percolation rates,
wetlands, and high groundwater levels will limit the types of
underground LID facilities that can be used. We encourage the
developer and his engineer to be creative in developing
innovative means to implement LID. If the developer believes that
underground LID facilities cannot be utilized on their particular
site, documentation will need to submitted and approved by the
City explaining the reasons why underground LID cannot be
utilized. The documentation must illustrate that infiltration,
evapotranspiration and rainwater harvesting has been used to the
maximum extent technically feasible and that full employment of
underground LID facilities is are not feasible due to site
constraints.

4.39-5
Effective June 2018



Policy 4.39 DRAFT Spanish Fork City
Public Works

3. Source Protection Zones - Some underground LID practices may
not be appropriate in Zone 1 water source protection areas (Zone 1
Areas) because they require infiltration. Zone 1 Areas are defined
as the “area within a 100-foot radius from the wellhead or margin
of the collection area.” (Utah State Code (R309-600-9)(2)(a)(i)).
underground LID practices may be implemented in Zones 2, 3,
and 4 water source protection areas (Zones 2, 3 and 4). However,
underground LID facilities in Zones 2, 3, and 4 may require
additional treatment at the discretion of the City. The drinking
water source protection areas in Spanish Fork City can be found
in the Drinking Water Master Plan.

D. Design Storm. Underground LID facilities in the City shall be designed
to accommodate, at a minimum, the peak runoff rate and volume
generated from a 25-year storm of a 24 hr ary duration. Calculations will
need to be completed and submitted to the City documenting the
design parameters of the underground LID facilities. All detention shall
detain a 25 year 24 hr. storm with a maximum 0.15 cfs per acre release
rate. Release rates shall be determined by the City Engineer.

E. Retention Basins are only allowed where the Master Plan shows. Al
graderground-HD retention shall retain and infiltrate a 100 year 24 hr. All
gradergreund-HD retention shall have an emergency overflow to a
storm drain, collector street, or permanent ditch. All Retention shall
include underground LID sized to retain at least the 25 year 24 hr. storm,
unless demonstrated to the City Engineer that LID will not work.

G. Underground LID/Storage. LID facilities that are designed to infiltrate
storm water into the ground may be underground storage facilities. The
underground facilities should be designed according to the following
criteria:

1. All onsite Underground LID facilities will be owned and
maintained by the property owner, unless the City agrees
otherwise. Any Underground LID facilities in the right-of-way will
be owned and maintained by Spanish Fork City after construction
has been completed and approved by the City. The facilities will
need to be designed in a way that allows the City to access and
mMaintain them.

4.39.55.020 Rainfall-Runoff Computation Methods Reference
B. Rational Method.

4.39-6
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10-Year Storm 25-Year Storm 100-Year Storm
Duration Intensity Duration Intensity Duration Intensity
min in/hr min in/hr min in/hr
5 3.31 5 4.34 5 6.22
10 2.51 10 3.31 10 4.73
15 2.08 15 2.74 15 391
30 1.4 30 1.84 30 2.63
60 0.87 60 114 60 1.63
120 0.5 120 0.65 120 0.89
180 0.36 180 0.46 180 0.61
360 0.22 360 0.26 360 0.33
720 0.3 720 0.16 720 0.J19
1440 0.08 1440 0.10 1440 o

4.39.55.025 Pipe and Fittings
D. Polypropylene Pipe (PP). PP pipe shall meet the requirements and

specifications of APWA 33 05 11. Material can be HP Storm or Sanitite (or
equivalent) depending on bury depth, groundwater, and other factors.
Diameters up to 48 36 inches shall meet the requirements and
specifications of ASTM F2764 and be dual gasketed ASHM2736:
spectfieationsefASTM- 2764, Typically 3 feet or less bury depths require
triple wall PE pipe approved by the City Engineer.

4.39.55.030 Submittal Requirements
A. Drainage Plan and Report.
A final Drainage Plan and Report is required for all proposed
developments and shall be prepared and stamped by a professional
civil engineer registered in the State of Utah. The report portion of the
Drainage Plan and Report shall contain the following:

4.39.55.040 Retention/Detention Basins
B. Retention Basins. All retention basins shall have a freeboard of 12
inches. Design of retention basins shall be according to Section
4.39.55.015 Design Standards and Regulations. E. Design Storm. the
SterrWaterBratnage Bestgn-Manual. All retention basins shall include
underground LID sized to retain at least the 25 year 24 hr. storm, unless
demonstrated to the City Engmeer that LID vv|II not work. have—a—seﬁes
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rAata-taes. All retention basins shall be landscaped in accordance with
City Standards.

C. Detention Basins. All detention basins shall have 12 inches of freeboard.
Design of detention basins shall be according to the Storm Water
Drainage Design Manual. Beterntion-basinsrray-beconstructedn
lardsecapeerparkingareas: Each detention basin shall incorporate

Underground LID storm drain principles and have an overflow to the
City storm drain system. Follow standard drawing SD-411. Pipes shall not
be used as storage in storm water calculations.

D. Waterman gates are required. Orifices are not allowed.

4.39.55.050 Low Impact Development
A. General. All new development and roadways shall incorporate
Underground LID storm drain in the form of bieretentienswales,
underground retention cells, or other methods as approved by the City
Engineer. Underground LID systems used as retention shall be
designed to handle the 100-year, 24 hour storm.

D. Underground Storm Water Chamber Installation. The excavated area

shall be level and free of unwanted debris. The depth shall be deep
enough to add a minimum of 4 inches of rockbase material underneath
the chambers. If the excavated area is a hard, rocky or clay soil, a
minimum of 6 inches shall be used. The excavated area shall be a
minimum of 2 feet wider than the chambers.

4.39.60.020. Street Section
F. Temporary All Weather Roadway

This standard applies to temporary roads used for construction, emergency
access, industrial operations, and temporary turn-arounds.

Temporary roadways shall be constructed using one or more of the following
materials:

439-8
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Rock Surface: Crushed stone or gravel with a 1inch minus rock,
compacted to a thickness 3 inches on top of 6 inches of roadbase.
Rotomilling (Recycled Asphalt Pavement - RAP): A compacted layer of
milled asphalt material with a minimum depth of 4 inches, treated with
a binding agent if necessary.

Asphalt: A hot mix asphalt layer with a minimum compacted thickness
of 2 inches over a properly prepared subgrade.

The subgrade shall be graded and compacted to a minimum of 95% standard
proctor density. Material shall be placed in uniform lifts and compacted with
suitable equipment. Roads shall be inspected regularly for rutting,
washboarding, or potholes. Repairs shall be made by regrading, adding
additional material, and compacting as needed. Drainage features such as
ditches and culverts shall be kept clear of debris.

4.39.70.070. Metering
D. Commercial Meters. Single-phase and three-phase self-contained

meter bases shall be installed by the Developer, and shall have test
block bypass capability in the meter base. For details and specific
information regarding this requirement, please contact the Electric
Metering Office. For single meter 3 phase services rated 286 400 amps
up to 800 amps with a 13-jaw meter, the Electric Division will supply the
meter base & ten pole test switch for contractor to install. Ne-sraaHer

thana200-ampSphase-service-entrance-wil-beaceceptedunitess
etherwise-approved-by-the Heetrical Supertatendent. For services rated

over 800 amps, contact Electric Division.

Chapter 4.39.40. Drinking Water

4.39.40.010. General
F. Backflow Protection Requirement. A Reduced Pressure Principle (RP)

Assembly, or an equivalent backflow protection assembly, must be
installed on all non-residential properties using drinking water. This
includes the main drinking water line entering the structure for
containment, as well as a separate assembly for isolation of any
hazardous taps, as per Spanish Fork City Standards. Backflow protection
requirements do not include grandfather clauses.

Fire systems. Fire systems without hazardous chemicals may use a
Double Check assembly for back flow protection.

4.39-9
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H. Water Features and Pools. Water features, pools, hot tubs, and similar
installations that use drinking water must be protected by a Reduced
Pressure Principle Assembly or an equivalent backflow prevention
assembly.

|. Thermal Expansion Notification. Before installing any backflow
prevention assembly, the Property Owner must be informed that such
installation may create a closed system, which could lead to a thermal
expansion hazard. As a result, a thermal expansion device must be
installed.

J. Unapproved Backflow Assembilies. If an unapproved backflow
prevention assembly is found connected to the drinking water system,
the Property Owner is responsible for removing and replacing it with a
City-approved assembly.

K. Inspection Access. The Property Owner must grant access to the City’'s
Cross Connection Control Administrator or representative of the city for
the purpose of inspecting any potential cross-connection hazards.

L. Initial Testing. All backflow assemblies must be tested within 10 days of
initial use.

M. Annual Testing. All backflow assemblies must be tested at least once
annually.

N. Testing After Relocation or Repair. All backflow assemblies must be
tested following any relocation or repair.

O. High Hazard Air Gap Inspection. High hazard air gaps must be
inspected and approved at least annually.

P. Test Report Submission. The certified tester, or an approved employee
of the certified tester, must submit a copy of the backflow test report.
To submit test reports, please reach out to the Cross Connection Control
Administrator for details on the current submission process.

Q. Certified Testers. Only testers who hold a current backflow assembly
tester certificate and are registered with and approved by the City's
Cross Connection Control Administrator are authorized to test backflow
assemblies within Spanish Fork City.

R. Irrigation System Requirements. Reduced Pressure Principle
Assemblies (RP) or equivalent backflow protection must be installed on
any irrigation system that uses drinking water in any capacity. Irrigation
systems that exclusively use a dedicated pressurized irrigation water
line are exempt from this requirement. Note that landscape irrigation
using drinking water is prohibited unless approved by the city.

4.39-10
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CONSTRUCTION STANDARD DRAWINGS
DOWEL REBAR & INTO CONCRETE 6° PAST
VALVE AND 4" BELOW TOP OF COMCRETE
FIBER MESH REINFORCEMENT
APWAD3 2000
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FINISH GRADE
) ~ TOP OF VALVE BOX SHALL
1"R ON CORNERS OF SIT 18 (MAX) BELOW
COMCRETE COLLAR - COMCRETE COLLAR
2" SQUARE
OPERATING NUT
FINISH GRADE |
—
L—n"—' o 5‘ z 1 184" DIA. STEEL SHAFT
E EXTENSION MACHINE
MIN. 5" UNTREATED } 28 § O MATCH NUT
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i3 M 1/8 " FLAT PLATE
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VALVE BOX SEE NOTES 5 AMD 6 %E r
=
« g 18
7 SOUARE OPERATING £
HUT. LOCATE O MORTH @ E " EXTENSION MUST BE
AND EAST SIDE OF MAIN _ L ONE PIECE AND MOT
WHEN BUTTERFLY VALVE g = BOLTED TO THE VALVE
GATE VALVE BUTTERFLY VALVE ADAPTORTO AT
AWWA SQUARE NUT
SECTION A-A OPERATING NUT EXTENSION

MECHANICAL RESTRAINTS SHALL BE INSTALLED ON BOTH SIDES OF EACH VALVE.

MECHANICALLY RESTAIN ALL JOINTS WITHIN 100 OF VALVE. EXCEPTION: IF VALVE IS TO BE INSTALLED INTO AN EXISTING MAIN, MECHAMICALLY
RESTRAIN JOINTS WITHIN 5 OF VALVE.

VALVE RINGS AND COMCRETE COLLARS SHALL BE PROTECTED BY A COVERING DURING A SEAL COAT.

LABEL ON LID SHALL READ "WATER" FOR DRINKING WATER MAIN VALVES, "FIRE™ FOR FIRE LINE VALVES, "IRRIGATION" FOR PRESSURIZED
IRRIGATION MAIN VALVES AND "DRAIN" FOR PRESSURIZED IRRIGATION DRAIN VALVES.

VALVE BOXES SHALL BE 2 PIECE, CAST IRON, 5 1/4° SHAFT WITH A DROP LID.

VALVE BOXES ON MAINS TOO SHALLOW FOR 2 PIECE BOXES SHALL HAVE A 107 SLIPTOP, DEL M-B058 OR APPROVED EQUIVALENT. THIS SHALL
BE USED FOR PRESSURIZED IRRIGATION MAINS WITH 2 TO 4 OF COVER. VALVE BOX RISERS SHALL BE USED TO BRING TO FINAL GRADE.
PRESSURE ZONE VALVES SHALL HAVE A TRIANGLE VALVE BOX LID.

Ly, ~ SPAMISHFORN Cvy STANDARD DRAWING || NONE
SPANISHFORK m;:mm PRESSURE FIFE MAN LINE VALVE e STANDARD
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NSTALL CRISPIN MODEL #UL20
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I SCH. 80 BRASS RISER — | |
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NOTES: SECTION A-A
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FORD CO4-34-0-NL 34"x17) QUICK
JOINT COMPRESSION ADAPTER
OR AFPROVED EQUIVALENT

CARSON-BROOKS 810-18 ROUND VALVE
BOX WITH CARSON-BRODKS 010 T-COVER
COVER OR APPROVED EQUIVALENT

17 IRRIGATION
LATERAL
(CONTINUOUS)

1" CULINARY
WATER LATERAL
(CONTINUOUS)

[ et
L FORD CE4-44-0-ML [1717) QUICK = EIEEEESHEEEEED“#LEE &
- JOINT COMPRESSION ADAPTER SERVIC
2076 DOUBLE STRAP BRASS FORD
SADDLE oRAP?ﬂc:r'u'ED EQUIVALENT OR APPRCVED EQUIWVALENT TO EXTEND SERVICES
ONTO IRRIGATION MAIN RADAR ENGINEERS MODEL 600
PURFLE BURIED PIFE MARKERS
§" GENEVA FIFE 40-314-100 CRETEX ;DRD FALEVBI ;?;W'FF":‘%E OR AFPROVED EGUNVALENT
PRO-RING. ANGLE RING FOR SLOF ETTER [3" x 3" METER BASE) ~
ADULETMENTS IN DRIVEWAYS. OR APFROVED EQUIVALENT CARSON-BROCKS 010-18 ROUND
#14 ANG DIFECT BURY 1* CONTINUOUS SDR-8 A B O BROOkS
NCER! CTS 200 PS| PURFLE cOVE
WIRE CONTINUOUS POLYPROFYLENE PIFE. APFROVED EQUIVALENT

1" IRRIGATION LATERAL [
(CONTINUOUS)

i - 1" FORD BG4 1-4445W-0-ML
3" DOG HOUSENOTCH STOP AMD WASTE VALVE TO
MANHOLE SECJ E%%E Ag. BE INSTALLED BY DEVELOPER
i, " GRAVEL
gy === A 4" CLASS 200 PVC SOLVENT
O WELD PIPE OR APPROVED
#14 AWG DIRECT BURY FORD CBA-34-Q-NL (1) EQUIVALENT EXTEND 1" BEYOND
UNDERGROUND TRACER QLICK JOINT EACH SIDE OF SIDEWALK
WIRE CONTINUOUS COMPRESSION ADAPTER \_ )
1" CULINARY WATER LATERAL iR APPROVED EQUNALENT REFEREMCE WATER EI:_FNLS
(CONTINUGLUS! 1" DRINKING WATER SETTER. FORD TO EXTEND SERVICES
RON PIEE BY COMPRESSION WBHCT4-18W-11-44-NL OR APPROVED
BALL TYPE CORP STOP EQUNVALENT (20 24" PUC THROUGHTHE  EXTEND SERVICE TO A POINT -
= BOTTOM OF THE SETTER FOR STABILIZING 27 BEHIND BACK OF SIDEWALK
2028 DOUBLE STRAP BRASS WITH 1° PVC AND PLUG
FORD SADDLE OR APPROVED FORD CB4-44-C-NL (17x17) QUICK JOINT COMPRESSION
NOTES: EQUIVALENT ONTO WATER MAIN  ADAPTER OR APPROVED EQUIVALENT.
1. CULIMARY WATER LATERAL SHALL BE 1" CONTINUOLIS TYPE K COPPER OR SDR-0 CTS 200 P2 ELUE POLYPROPYLENE PIPE.
2. STAINLESS STEEL LIMER INSERTS SHALL BE REQUIRED INSIDE POLYPROPYLENE PIPE AT COMPRESSION FITTINGS.
3. ALL FITTINGS SHALL BE COMPATIBLE WITH SERVICE SIZE.
4 FOR PLANTER STRIPS LESS THAN & WIDE PLACE METER BOX IN CENTER OF PLANTER. WHERE THERE IS NO PLANTER, PLACE CENTER OF
METER BOX 20" BEHIND SIDEWALK.
5. IRRIGATION LATERAL SHALL BE 17 CONTINUOUS TYPE K COPPER OR SDR-0 CTS 200 PSI PURPLE POLYPROPYLEME PIPE.
6. METERS LOCATED WITHIN THE DRIVEWAY SHALL HAVE A 48" PRECAST MANHOLE SECTION WITH D&L A-1130-711 OR APPROVED EQUIVALENT
MANHOLE FRAME AND LID THAT READS "WATER METERS". LID SHALL BE RECESSED.
s SCALE
SPANISH FORK CITY i
s o ot b e STANDARD DRAWING :::M — MOME
AMISHFO EFARIER FORE, UT B4 BLAL WATER & P SERICE STAMNDARD
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FORD CB4 QUICK. JOINT

avaénc&% p " COMPRESSION ADAPTER
(CONTINUOUS) i T : - OR APPROVED EQUIVALENT

1" CULINARY
WATER LATERAL
{CONTINUOUS)

L FORD CB4 QUICK JOINT
COMPRESSION ADAPTER
OR APPROVED EQUIVALENT

GEMEVA PIPE 40-31A-100 CRETEX
PRO-RING. ANGLE RING FOR SLOP
ADJUSTMENTS IN DRIVEWAYS.

#14 AWG DIRECT BURY
UNDERGROUMND TRACER
WIRE CONTINUOUS

3" DOG HOUSE NOTCH

I DOG HOUSEMOTCH MANHOLE SECTION AS NEEDED

MANHOLE SECTION AS
NEEDED

REFERENCE WATER
/ DETAILS TO EXTEND
SERVICES

1 r g

‘A— 1" DRINKING WATER SETTER. FORD
VBHCT4-18W-11-44-NL OR APPROVED

1" CULINARY WATER
LATERAL (CONTINUOUS)

RON PIPE BY COMPRESSION
BALL TYPE CORP STOP

EQUIVALENT, (2} 24" PVC THROUGH THE
BOTTCM OF THE SETTER FOR STABILIZING

2028 DOUBLE STRAP BRASS - o
FORD SADDLE OR APPROVED COVPREESION ADEPTER

. EQUIVALENT ONTQ WATER MAIN OR APPROVED EQUIVALENT

1. CULINARY WATER LATERAL SHALL BE 1~ CONTINUOUS TYPE K COPPER OR SDR-8 CTS 200 PS| BLUE POLYPROPYLENE PIPE.

2. STAINLESS STEEL LINER INSERTS SHALL BE REQUIRED INSIDE POLYPROPYLENE PIPE AT COMPRESSION FITTINGS.

3. ALLFITTINGS SHALL BE COMPATIBLE WITH SERVICE SIZE.

4. FOR PLANTER STRIPS LESS THAN & WIDE PLACE METER BOX IN CENTER OF PLANTER. WHERE THERE IS NO PLANTER, PLACE CENTER OF

METER BOX 207 BEHIND SIDEWALE.

EXTEND 18 GAUGE WIRE ¥ INTO METER BOX AND TAPE ENDS. BURY COMDIUNT 12 BELOW GRADE.

WATER METERS SHALL HAVE A 48" PRECAST MANHOLE SECTION WITH DEL A-1180-711 OR APPROVED EQUIVALENT MANHOLE FRAME AND LID

THAT READS "WATER".

7.  NOMN-TRAFFIC RATED METERS SHALL NOT BE LOCATED INLINE WITH DRIVEWAY OR GARAGE WITHOUT BEING APPROVED BY CITY ENGINEER
OR HISHER DESIGNEE.
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2028 DOUBLE STRAP BRASS FORD CB4 QULICK JOINT
FORD SADDLE OR APPROVED COMPRESSION ADAPTER
oTES: EQUNALENT ONTO WATER MAIN OR APPROVED EQUIVALENT
CULINARY WATER LATERAL SHALL BE 1" CONTINUOILS TYPE K COPPER OR SDR-B CT5 200 PS5l BLUE POLYPROPYLEME PIFE.
STAIMLESS STEEL LINER INSERTS SHALL BE REQUIRED INSIDE POLYPROPYLEMNE PIPE AT COMPRESSION FITTINGS.
ALL FITTINGS SHALL BE COMPATIBELE WITH SERVICE SIZE.
FOR PLANTER STRIPS LESS THAM & WIDE PLACE METER BOX IN CENTER OF PLANTER. WHERE THERE IS NO PLANTER, PLACE CENTER OF
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#14 AWG DIRECT BURY
UNDERGROUND TRACER

WIRE CONTINUOUS 3" DOG HOUSE! NOTCH

T DOG HOUSEMOTCH MANHOLE SECTION AS NEEDED

MAMNHOLE SECTION AS
1 NEEDED

REFEREMCE WATER
/ DETAILS TO EXTEND
SERVICES

17 CULINARY WATER

LATERAL (CONTINUOUS) ﬂ— 1" DRINKING WATER SETTER. FORD

VBHCT£-18W-11-44-ML OR AFPROVED

METER BOX 20" BEHIND SIDEWALK.

EXTEND 18 GAUGE WIRE ¥ INTO METER BOX, AND TAPE ENDS. BURY COMDUIT 127 BELOW GRADE.

WATER METERS LOCATED WITHIN THE DRIVEWAY SHALL HAVE A 43" PRECAST MANHOLE SECTION WITH DEL A-1180-711 OR APPROVED
EQUINALENT MANHOLE FRAME AND LID THAT READS "WATER".

MON-TRAFFIC RATED METERS SHALL NOT BE LOCATED INLINE WITH DRIVEWAY OR GARAGE WITHOUT BEING APPROVED BY CITY ENGINEER
OR HISHER DESIGMEE.
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(2) 10" SPOOLS WITH A
FLEX COUPLING 4 OR 8" LD,

OLD CASTLE PRECAST Tx10087x02"
METER VALLT FOR SPANIZH FORK
CITY OR AN APPROVED EQUIVALENT

4" OR 6" COMPOUND METER WITH
STRAINER (PROVIDED BY CITY) 4" OR 6" GATE FLG. VALVE

WITH HANDWHEEL (TYP.)

CENTER 4 OR 4" LINES
INBETWEENWALLS

. L Fi NO FITTINGS OR JOINS 2
4" OR 6" FLGD TEE (TYF) i MIN. FROM EDGE OF WALL
WITH FLG x " FEMALE | | H_ )
THREAD ADAFTER —a i f— — #14 AWG DIRECT BURY
v{ ' /" UNDERGROUND TRACER
FLEX COUPLING =Ll i WIRE COMTIMUIOUS
WITH & 4" OR 8" | 0. . s / S
IN ] i :]]::‘ ouT
_/’ S
4" OR 6" x 30" WALL in
PIFE MJ :,:LG (TYF) kg IMSTALL A CONBRACO 40-104-02 DOUBLE
' _/ CHECK ASSEMELY OR APFROVED
7 LOCKING BALL VALVE. i1 THREADED LMICN EQUIVALEMNT IN A MANHOLE OR CONCRETE
FORD B11-TTTW-ML .l BOX WITHIN § OF THE METER BOX BEFORE
THE FIRST CONNECTION.
2" ELBOW (TYF) Ozou '.L
H 3 2" LOCKING BALL VALVE. FORD B11-TTTW-ML
e
A DEL A-1180-71] OR EQUIVALENT MANHOLE FRAME AND ;5‘5%%3
LID RECESSED 14" BELOW FIMISHED GRADE, LID MUST ol E
BE LABELED "WATER" WITH 1 T/&" HOLE
STEEL REINFORCED PLASTIC MANHOLE
PRECAST CONCRETE LID STEPS @ 12 0.C. IM LINE AND OM SAME
WITH DESIGN STAMFED BY A SIDE AS OPENING. FIRST STEP SHALL
PROFESSIOMAL ENGINEER GRADE BE WITHIM 24" OF GRADE
2
| é | ; OLD GASTLE PRECAST Sxi06 67
L METER VAULT FOR SPANISH FORK
Lrye ] CITY OF AN AFFROVED EQUINVALENT
#14 AWG DIRECT = Fpwos
BURY UNDERGROUND = [——— #4 BARS 17" O.C.
TRACERWIRE — &Y % 2o HORIZONTALLY &
CONTINUOUS VERTICALLY

o

= e
i

T

16" e
4" GRAVEL BOTTOM 24" WASHED DRAIN ROCK 1FE1Z¥E CONCRETE BLOCK WITH STANDARD MODEL
[COMCRETE BOTTOM AND DRAIN IF REQUIRED BY CITY) 582 SADDLE SUPPORT OR APPROVED EQUIMALENT (TYF)

e fa b =

o m

ALL 4" OR & PIPE AND FITTINGS SHALL BE DUCTILE IRON.

ALL 2" PIPE AMND FITTINGS SHALL BE BRASS, STAINLESS STEEL OR COPPER WITH A STAINLESS STEEL HANDLE

ALL REBAR SHALL HAVE 30" OVERLAPS.

PORTLAMD CEMENT CONCRETE MAY ONLY BE POURED ON UNDISTURBED S0IL, 34" CRUSHED GRAVEL, OR COMPACTED UNTREATED ROAD
BASE.

LARGER WATER SERVICES SHALL BE INDIVIDUALLY DESIGNED AND STAMPED BY A LICENSED PROFESSIONAL ENGIMEER.

METER BOXES SHALL BE PLACED IN LAMDSCAPE AREAS.

s am||  scalE

SPANISH FORK CITY STANDARD DRAWING WEEr .||  MOME

&0 BOUTH MAIKN STREET

e STAMDARD
W-HT

(P BT 45T WATER SERnACE

HFURH SPARIEH FORK, UT B4
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D&L #.2240-10 OR APPROVED EQUIVALENT
METER BOX LID WITH 1 7/B" HOLE AND LABEL
READING "WATER METER".

D&L #2244 RING OR APPROVED EQUIVALENT.

- RADAR ENGINEERS MODEL 600

EEESCLIRITEn IR AT IETED BLUE BURIED PIPE MARKERS OR
= o ) APPROVED EQUIVALENT

~ . GIDEWALK

17 DRIMNKING WATER SETTER. FORD

#14 AWG DIRECT BURY
VBHCT4-18W-11-44-NL OR APPROVED EQUIVALENT.

UNDERGROUND TRACER
WIRE CONTINUOUS
21" CORRUGATED WHITE FLASTIC METER BOX

I NOTCH 3" NOTCH

1" CULINARY WATER

LATERAL (CONTINLIOUS) & OF APWA NO. 4

SEWER ROCK EXTEND SERVICE TO A j

IRON PIPE BY COMPRESSION POINT 14" BEHIND BACK
BALL TYPE CORP STOP FORD CE4 QUICK JOINT OF SIDEWALE AND PLUG
COMPRESSION ADAPTER
OR APPROVED EQUIVALENT

2028 DOUBLE STRAP BRASS
FORD SADDLE OR APPROVED
EQUIVALENT ONTO WATER MAIN

THIS WATER SERVICE SHALL OMLY BE USED WHEN AUTHORIZED BY THE CITY ENGINEER.

CULINARY WATER LATERAL SHALL BE 1" CONTINUOUS TYPE K COPPER OR SDR-D CTS 200 PSI BLUE POLYPROPYLEME PIPE.

STAINLESS STEEL LINER INSERTS SHALL BE REQUIRED INSIDE POLYPROPYLENE FIPE AT COMPRESSION FITTINGS.

ALL FITTINGS SHALL BE COMPATIELE WITH SERVICE SIZE

FOR PLANTER STRIPS LESS THAN & WIDE PLACE METER BOX IN CENTER OF PLANTER. WHERE THERE IS5 NO FLANTER, PLACE CENTER OF
METER BOX 20" BEHIND SIDEWALK.

EXTEND 18 GAUGE WIRE ¥ INTD METER BOX AND TAPE ENDS. SiNE =-BEHOY-S E

WATER METERS LOCATED WITHIN THE DRIVEWAY SHALL HAVE A 43" PRECAST MANHOLE SECTION WITH DEL 1180-711 OR APPROVED
EQUIVALENT MANHOLE FRAME AND LID THAT READS "WATER"™

B. MNON-TRAFFIC RATED METERS SHALL NOT BE LOCATED IMLINE WITH DRIVEWAY OR GARAGE WITHOUT BEING APPROVED BY CITY ENGINEER
OR HISHER DESIGNEE.

O 3 b=

e

cITY mee an||  scaE
Li}s, ~ SPAMISHPORKC STANDARD DRAWING el NONE
SPANEH FURH s r:mr. e ALTERNATE 1 WATER SERPACE ““EIEM STANDARD
WoINEERING oo = W-218
4.39-20
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DEL #L.2240-10 OR APPROVED EQUINALENT
METER: BOX LID WITH 1 7/E" KNOCKOUT AND
LABEL READING "IRRIGATION METER'.
D&L #2244 OR APPROVED EQUIVALENT RING.
RADAR ENGINEERS MODEL 600
PURPLE BURIED FIPE MARKERS
OR APPROVED EQUINALENT

FORD #L.5VE11-Z33W-FP-NL SETTER

OR APPROVED EQUIVALENT CARSON-BROOCKS 210-18 ROUND
" VALVE BOX WITH CARSON-BROOKS

2F'11 !.GSHGER’J,E-E@TEE&{HITE 210 T-COVER COVER. OR

" GRAVEL

FORD C34-34-Q-NL (%'x17) QUICK Aq"cuss 200 PVC SOLVENT
JOINT COMPRESSION ADAPTER OR WELD PIFE DR AFPROVED
APPROVED EQUNALENT EQUIVALENT EXTEND 1" BEYOND
#14 AWG DIRECT BURY UNDERGROUND EACH SIDE OF SIDEWALK
TRACER WIRE CONTINUOUS STOP AND WASTE VALVE TO
1" IRRIGATION LATERAL BE INSTALLED BY DEVELOPER

[CONTINUDUS)
EXTEND SERVICE TO A POINT 2

2028 DOUBLE STRAP BRASS FORD BEHIND BACK OF SIDEWALK AND PLUG

SADDLE OR APFROVED EQUIVALENT

ONTC IRRIGATION MAIN

;

THIS PRESSURIZED IRRIGATION SERVICE SHALL OMLY BE USED WHEN AUTHORIZED BY THE CITY ENGINEER.
IRRIGATION LATERAL SHALL BE 17 CONTINUOUS TYPE K COPPER OR 5DR-8 CTS 200 PSI PURPLE POLYPROPYLENME PIPE.

1.
2
3. STAINLESS STEEL UNER INSERTS SHALL BE REQUIRED INSIDE POLYPROPYLEME PIPE AT COMPRESSION FITTINGS.
4. All FITTINGS SHALL BE COMPATIBLE WITH SERVICE SIZE
5. FOR PLANTER STRIPS LESS THAN & WIDE FLACE METER BOX IN CENTER OF PLANTER. WHERE THERE IS NO PLANTER. PLACE CENTER
OF METER BOX 20" BEHIND SIDEWALEK.
G. EXTEND 18 GALIGE WIRE 2 INTO METER BOX AMD TAPE ENDS. BURY CONDILIT 12" BELOW GRADE.
7. IRRIGATION METERS LOCATED WITHIN THE DRIVEWAY SHALL HAVE A 48" PRECAST MANHOLE SECTION WITH DEL 1180 OR APPROVED
EQUIVALENT MANHOLE FRAME AND LID THAT READS "IRRIGATION . LID SHALL BE RECESSED.
SPANISH FORK CITY anf|  SCALE
v Jal = ) BT H A SFREET STANDARD DRAWING - MOME
5F‘AN|SH FURK m:;mm ALTERMATE 1° PRESSURIZED SRaATION SERVCE BOX ARD LATEREL e STAMNDARD
HOIMEERING ! O o W-218
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— LD CASTLE PRECAST 8'KE METER
/ : VALLT FOR SPAMISH FORE CITY
2 107 SPOOLS WITH A FLEX COUPLING 47 1.0. —|||I # OR AN APPROVED EGUIVALENT
ra

4" TUREBINE MIETER WITH

STRAIMER (PROVIDED EY CITY, _‘\\\

INSTALLED BY CONTRACTOR)

~— |

£ GATE VALVE FLG.WTH
HAMDWHEEL [T¥P.)

[

ouT §

473 WALL PIPE /

MJ X FLG [TYP)

CONT

#1d AWGE DIRECT
BURY UMDERGROUND
TRACER WIRE

MUOUS

FRL

1

TYP.)

[~— 4" GATE VALVE FLG.
WITH HANDWHEEL

A DEL A-T1B0-T11 OR EQUIVALENT MANHOLE FRAME AND:
LID RECESSED 1147 BELOW FINISHED GRADE, LID MUST BE
LASELED IRRIGATION WITH 1 718" HOLE THAT ALLOWS FOR

THE INSTALLATION OF & TR PL PAD TOUCH READ DEVICE

GRADE

STEEL REINFORCED PLASTIC MANHOLE
STEPS E 127 0.C. IN LINE WITH OPENING

P

PRECAST COMCRETE LID DESIGNED —"/J'-’
TO MEET APPLICABLE LOADS ..

214 AWGE DIRECT BURY

WIRE CONTINUCUS

|

z
i

ra I

o

ouT §

UNDERGROUND TRACER "

1" BALL TYPE DRAIN VALVE —F""'H-ﬂ-r

.—_L. |

-

#4 BARS 127 O.C.
HORIZONTALLY AND
VERTICALLY

1

i N

oL

¥ vaU

|

OFR AN APPROVED EGUIVALENT

CASTLE PRECAST 6'X8" METER
LT FOR SPAMNISH FORK CITY

1 XAZXE" CONCRETE BLOCK WITH
STAMDARD MODEL 552 SADDLE SUPPORT OR
APPROVED EQUINALENT (TYF)

4" GRAVEL BOTTOM 3/4™ WASHED DRAIN ROCK

(CONCRETE BOTTOM AND DRAIN IF REQUIRED BY CITY)

HOTES:
1.  ALL 47 PIPE AND FITTINGS SHALL BE DUCTILE IROM.
2 ALL 17 PIPE AND FITTINGS SHALL BE BRASS OR COPPER WITH STAINLESS STEEL HANDLE.
3. ALL REBAR SHALL HAVE 307 CVERLAPS.
4. PORTLAMD CEMENT CONCRETE MAY ORLY GE POURED ON UNDISTURBED S0IL, 34" CRUSHED GRAVEL, OR COMPACTED UNTREATED BASE
COURSE.
5. METER BOXES SHALL BE PLACED IM LAMOSCAPE AREAS.
(o SPANISH FORK CITY E
L ANISH FORK C| STANDARD DRAWING NOME
SPANISHFORK m::,':mmf mw S # PRESSUPIZED RFIGATION SERVCE ST'::“_?;IHD

4.39-23

Effective June 2018



Policy 4.39

DRAFT

Spanish Fork City
Public Works

EDGE OF SIDEWALK —L

" WATERLINE. MINIMUM 18° SPOOL
BETWEEN VALVE AND HYDRANT
(PREFERABLY FLANGE TO FLANGE)

6" FLG VALVE

FIRE RANT W-210 FOR FIRE

TRACER WIRE SHALL BE SPLICED WITH 2M
DIRECT BURY SLICE KIT AT ALL SERVICES
BACK OF CURB 1

#14 AWG DIRECT BURY
UNDERGROUND TRACER
WIRE CONTINUOUS

TRACER WIRE SHALL BE SPLICED WITH 3M
DIRECT BURY SLICE KIT AT ALL SERVICES

VARIES x 8" x VARIES FLANGED TEE

P || Zi _____
SEE STAMDARD !

HYDRANT ASSEMELY. |

.

6" MbdFLG VALVE

B'x3” FLANGED REDUCER

L B" WATERLINE

I
I
I
S |
I
I
I
|

£ MUXFLG VALVE
{IN STREET}

6" WATERLINE STUB TO R.OW.

#14 AWG DIRECT BURY
UNDERGROUND TRACER
WIRE CONTINUOUS

MAIN WATERLINE

I S

HOTES:

DOUBLE CHECK VALVE OR REDUCED PRESSURE F"RIIEFLE BACKFLOW ASSEMBLY TO EEEEI'ERMI\E BY BUILDING AND OR WATER DIISION

BASED ON DEGREE OF HAZARD POSED EY FIRE SPRINKLER PROTECTION SYSTEM USE.

LABEL OM LIDS SHALL READ “FIRE™
SEE STANDARD DRAWING W-206 FOR VALVE BOXES

=N

THE MAIN LINE PROPOSING TO BE TAPFED.

MECHANICAL RESTRAINTS SHALL BE USED OM ALL MJ JOINTS.

FITTINGS SHALL BE ENCASED IN AM B MIL VINYL WRAP PLASTIC COVER AND NUTS AND BOLTS SHALL BE COATED WITH A FOOD GRADE GREASE |
TAPPING SLEEVES- MUST BE ROMAC INDUSTRIES TAPPING SLEEVE STYLE SSTHI OR AN APPROVED EQUIVALENT
HOT TAPS ARE OMLY APPROVED BY CITY ENGINEER OR HIS/HER DESIGMEE. AMD OMLY ALLOWED TO BE A MAXIMUM OF ONE SIZE LESS THAN

SPANISH FORK CITY
0 BOUTH MAIN STREET
SPANIEH FORK, UT B8

L

HFORK

STANDARD DRAWING

FIRE HYORANT ) IRE LME ASSEMBLY

an SCALE

mE Lol NOME
e STANDARD

™ [Tileirs] W-223
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BACKFLOW PREVENTION ASSEMELIES
1. GENERAL

A PRIOR TO THE INSTALLATION OF ANY BACKFLOW PREVENTION ASSEMBLY. THE PROPERTY OWMNER MUST BE NOTIFIED THAT THE
INSTALLATION OF A BACKFLOW PREVENTION ASSEMBLY MAY CREATE A CLOSED SYSTEM, THEREBY CREATING A THERMAL
EXPANSION HAZARD. A THERMAL EXPANSION DEVICE MUST BE INSTALLED.

B.IF ANY UNAPPROVED BACKFLOW FREVENTION ASSEMELY IS FOUND WITHIN ANY WATER SYSTEM, THAT ASSEMBLY SHALL BE
REMOVED AND REPLACED WITH A STATE APPROVED ASSEMBLY.

C.ALL BACKFLOW ASSEMBLIES SHALL BE TESTED WITHIN 10 DAYS OF INITIAL USE.

D.ALL BACKFLOW ASSEMBLIES SHALL BE TESTED AT LEAST ONCE A YEAR.

E. ALL BACKFLOW ASSEMBLIES SHALL BE TESTED WHENEVER RELOCATED OR REPAIRED.
F. A COPY OF THE TEST REPORT MUST BE SENT TO THE SPAMISH FORK CITY.

G.TESTERS MUST HAVE A CURRENT BACKFLOW ASSEMELY TESTER CERTIFICATE.

PRODUCTS

A PROVIDE OUTDOOR OR INDOOR REDUCED PRESSURE PRINCIPLE ASSEMELY (RP), PRESSURE VACUUM BREAKER (PVB), SPILL
RESISTANT PRESSURE VACUUM BREAKER (SVEB), OR ATMOSPHERIC VACUUM BREAKER (AVE) PER PROVO CITY STANDARDS.

B.DOUBLECHECK ASSEMBLIES ARE NOT ALLOWED OM LANDSCAPE IRRIGATION IN UTAH.

C.ABOVE GROUND OUTDOOR SYSTEMS MEED TO BE GALVAMIZED STEEL, DUCTILE IRON OR COPPER. NO PVC ALLOWED.

EXECUTION
A BACKFLOW PREVENTION ASSEMBLY TYPE SHALL BE APPROVED BY SPANISH FORK CITY PRIOR TO INSTALLATION.
B.FOLLOW INSTALLATION INSTRUCTIONS ON THE BACKFLOW PREVENTION ASSEMBLY DRAWING.
C.AIR GAP -
C.1.THE AIR GAP SHALL BE A MINIMUM OF ONE INCH, OR TWICE THE DIAMETER OF THE INCOMING PIPE (WITHIN 10 PIPE DIAMETERS
OF TERMIMATION OF THE LINE).
C.2.WHERE THE AIR GAP IS WITHIN TWO PIPE DIAMETERS (HORIZOMNTAL MEASUREMENT) OF A WALL, THE AIR GAP SHALL BE
INCREASED TO THREE TIMES THE INCOMING PIPE DIAMETER. HIGH HAZARD AIR. GAPS SHALL BE INSPECTED OM AN ANNUAL

BASIS.
SCALE
SPANISH FORK CITY
i 1 & BOUTH AN ATREET STANDARD DRAWING MNOME
SPA,HI?H_F.FI_RH m;:mm RS FLOW PREVERTION ASSEMELS HOTES ﬂﬁﬁh_l%"'-jm
4.39-25
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127 ML
il

IHHIEELHR EIREF "—J]_H%ﬁlﬁ 'QJ__:"

[

STOP AND WASTE VALVE ZXIH1/Z" THD BRASS TEE WITH A KING
DIRECTION OF FLOW ——= MODEL 24181 1/2° MALE PIPE THREAD

DRAIN AT A& 30"ANGLE FROM STRAIGHT

DOWN O APPROVED EQUIVALENT

HOTES:

1. THE QUTDOOR REDUCED PRESSURE PRIMNCIPAL ASSEMBLY/REDUCED PRESSURE ZOME (RP) BACKFLOW ASSEMBLY SHALL BE
PROTECTED FROM FREEZING AND VAMDALISM.

2. THEEOTTOM OF THE ASSEMELY SHALL BE A MINIMUM OF 12 INCHES ABOWE THE GROUND OR FLOOR. THE AZSEMBLY OWHNER,
WHEN MECESZARY SHALL PROVIDE DEVICES OR STRUCTURES TO FACILITATE TESTING, REPAIR AND MAINTENANCE.

3. THE BODY OF THE ASSEMELY SHALL NOT BE CLOSER THAN 12 INMCHES TO ANY WALL, CEILING OR ENCUMBRAMCE AND SHALL BE
ACCESESIELE FOR TESTIMG, REPAIR AND MAINTEMANCE.

4. RP BACKFLOW ASSEMBLIES SHALL MNOT BE INSTALLED IN A PIT.

THE RELIEF VALVE OF THE ASSEMELY SHALL NOT BE DIRECTLY CONNECTED TO ANY WASTE DISPOSAL LINE, INCLUDING SANITARY
SEWER AND STORM DRAIM.

n

6. RP BACKFLOW ASSEMBLIES SHALL BE MAINTAINED AS AN ASSEMBLY. TWO (2) TURN OFF VALVESZ, FOUR (4) TEST CLOCKS.
7. THE ASSEMBLY SHALL BE INSTALLED IN A HORIZONTAL POSITION UNLESS SPECIFICALLY DESIGNED FOR VERTICAL USE.
8. FOR NOTES RELATING TO ALL BACKFLOW AZSEMBLIES, REFER TO TECHNICAL SPECIFICATIONS ON PLAN W-2235.
9. IFYOU HAVE ANY QUESTICHNS OR NEED MORE INFORMATICN, PLEAZE CONTACT SPANIZH FORK CITY WATER DEPARTMENT (801}
E4-4550.
L4, SPANISH FORK CITY STANDARD DRAWING e
T 0 BORUTH MK STREET
SPANISHFORK ™ mimee DUTDIOOR: REDUCID PRIGIURE PRIMCIDAL ASBEMELY (=0} ST‘H:E;HD
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. i
‘:-." a
AIR GAP WITH
DRAIN F
=
x L} H-'_\-H - L
. a. -a A - . : Fl
a 4 " . .;‘ P . . L& o . - .

DIRECTION OF FLOW ——=—

NOTES:
1. THE INDOOR REDUCED PRESSURE PRIMNCIPAL ASSEMBLY/REDUCED PRESSURE ZONE (RP) BACKFLOW ASSEMEBLY SHALL BE
PROTECTED FROM FREEZING AND VANDALISM.
2. THE BOTTOM OF THE ASSEMELY SHALL BE A MINIMUM OF 12 INCHES ABOVE THE GROUND OR FLOOR. THE ASSEMBLY OWNER,
WHEN NECESSARY SHALL PROVIDE DEVICES OR STRUCTURES TO FACILITATE TESTING, REFAIR AND MAINTENANCE.
3. THE BODY OF THE ASSEMBLY SHALL NOT BE CLOSER THAN 12 INCHES TO ANY WALL, CEILING OR ENCUMBRAMCE AND SHALL BE
ACCESSIELE FOR TESTING, REPAIR AND MAINTENANCE.
RP BACKFLOW ASSEMBLIES SHALL MOT BE INSTALLED IN A PIT.
THE RELIEF VALVE OF THE ASSEMBLY SHALL NOT BE DIRECTLY CONNECTED TO ANY WASTE DISPOSAL LINE, INCLUDING SANITARY
SEWER AND STORM DRAIN.

;o

fi. RP BACKFLOW ASSEMBLIES SHALL BE MAINTAINED AS AN ASSEMBLY. TWO (2) TURM OFF VALVES, FOUR (4) TEST CLOCKS.
7. THE ASSEMBLY SHALL BE INSTALLED IN A HORIZONTAL FOSTION UNLESS SPECIFICALLY DESIGNED FOR VERTICAL USE.
8. FORNOTES RELATING TO ALL BACKFLOW ASSEMBLIES. REFER TO TECHMICAL SPECIFICATIONS OM PLAN W-225.
8. IF YOU HAVE ANY QUESTIONS OR NEED MORE INFORMATION, PLEASE CONTACT SPAMNISH FORK CITY WATER DEPARTMENT (301)
A04-4550.
T
SCALE
SPANISH FORK CITY ——
& fit e pepoiptleto et STANDARD DRAWING TR il NONE
F‘.i'-'l.N ISHFOR A rlmr. e ROOOR RESUCED PRESSLIE PRINCIPAL ASSRMELY 2 STANDARD
e e e |
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