
 
 

 
Mayor’s Economic Advisory Commission Meeting Minutes 

 
January 13, 2015 7:00pm 

 
Springville City Civic Center Multi-Purpose Room 

 
1) Consideration of Economic Development Goals for the North Main Corridor 

 
2) Other business as determined by the Commission 

 



 
 
 
 
 

S T A F F  R E P O R T  
 
 
DATE: January 8, 2015  
    
TO: Honorable Mayor and City Council  
 
FROM: Troy Fitzgerald, City Administrator 
 
SUBJECT: ECONOMIC DEVELOPMENT – NORTH MAIN CORRIDOR 
 
 
 
BACKGROUND 
 
The Springville City General Plan establishes 12 economic development districts and corridors (map 
attached.)  These districts and corridors identify areas around the city where the City hopes cohesive 
development occurs based upon the character of the local district.  The Economic Development 
Plan will provide additional detail about the district or corridor with information about how the City 
hopes the district will develop and goals to direct staff in assisting development.   
 
The City has already established zoning district for the entire city.  The economic development plan 
is different from the underlying zoning.  Zoning districts have a purpose statement and a variety of 
permitted and conditional uses allowed in the area.  In some case, zoning for multiple districts may 
be the same, but the committee may desire to have the economic development district and corridors 
develop differently, despite the same underlying zoning.   
 
Careful consideration of each district and corridor will allow the City to give guidance to developers 
about different areas of the city.  Goals for each district and corridor will assist in encouraging 
development in harmony with the plan. 
 
The Committee’s challenge is to encourage directed development outside of zoning.  The Committee 
can recommend zoning changes or alterations, but the zoning ordinance falls under the jurisdiction 
of the Planning Commission and the City Council.  The City also needs to be careful to ensure that 
the zoning code remains defensible and legal.  Thus, we may be interested in a specific store locating 
in the North Main Corridor, but the zoning code can only allow types of uses.  As an example, some 
people were upset that the City ‘allowed’ Walgreens to locate across the street from the Art City 
Pharmacy.  Pharmacies are permitted uses in that particular zone, thus the City legally could not 
prohibit Walgreens from locating in the zone.   
 
If the City had eliminated pharmacies from that particular zoning district after Art City Pharmacy 
located there, Walgreens would not have been able to locate where they are.  However, Art City 
would have also become a non-conforming use in the zone.  This would significantly limit their 
ability to expand, remodel and do business.  In short, the system is set-up to allow for competition 
and free development. 
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In this first session, the Committee will be reviewing the North Main Corridor.  The zone for this 
area of town is Central Commercial (“CC.”)  The purpose of the CC Zone is: 
 
(5)    The Commercial Zoning Districts are intended to provide opportunities for commercial uses 
based on considerations such as: intensity of use; types of goods and services; and market area. 
These uses should generally abut on an arterial or major collector street, and in some districts, 
frontage roads. 

(a)    The NC zoning district is intended to provide commercial goods and services to an area 
of limited size for basic trade and personal services that occur on a daily or frequent basis. The 
major market area is generally limited to an area of approximately one to one and one-half 
miles in radius. 

(b)    The CC zoning district is intended to provide a range of commercial goods and 
services greater than those found in the NC zone but on a more limited basis and 
intensity that those found in the regional and highway commercial districts. The basic 
market for this district is vehicle-oriented and the primary market area is Springville 
City. This type of district should be located on an arterial street, at or near a major 
intersection. Parking is to be provided on-site. Landscaping is included in all areas not 
required for building(s), storage, parking and traffic circulation, with parking and 
storage areas being screened and an appropriate landscaped buffer and fencing 
adjacent less intense uses. 

(c)    The RC zoning district is intended to provide an area in which a full range of commercial 
and service uses may locate in a limited area. The limited area of this district functions to 
heighten the intensity of uses, concentrate activities and make it a major commercial 
destination. These districts should abut arterial streets and be located near free way access, as 
well as mass transit lines. Parking is to be provided on the site. Landscaping is required in all 
areas not necessary for building(s), storage, parking and traffic circulation, with parking and 
storage areas being screened and an appropriate landscaped buffer and fencing adjacent less 
intense uses. 

Springville City Code §11-4-102. 

The CC Zone has a variety of uses.  These uses are at the bottom of the report.  On the chart, a “P,” 
means permitted.  A permitted use can automatically locate in this area of town.  If the box in the 
chart is blank, the use cannot locate in this area of town.  If there is a “C,” the use is conditional.  
This means the use may locate in the zone, so long as the developer meets conditions imposed on 
the use that are set by the Planning Commission and City Council.  The use must mitigate its 
impacts on other uses in the zone.  So, for example, a towing service is conditional in the CC Zone.  
The Planning Commission may review its screening plan and require more plants than normal to 
ensure that the tow lot has adequate landscaping to buffer adjacent to less intense uses. 
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DISCUSSION 
 
The north Main Corridor runs from 900 North to Center Street as shown in the picture below. 
 

 
 
During Tuesday’s discussion, the Committee should seek to answer the following questions: 
 

1. What is our vision for this area of town? 
2. What actions, based upon our values should the City be taking to enhance the possibility 

of desirable development in this area of town? 
3. What businesses are an example of the type of development the City wants to see? 

 
In pondering how this can be structured, take a look at some samples from Salt Lake City’s 
brand new plan.  Examples from two neighborhoods are attached. 
 
For a reminder, here is our core value statement: 
 
Springville City has a magnificent setting which allows for immediate access to a variety of 
outdoor recreational pursuits while remaining connected to Utah’s population centers.  
Springville City’s family-centered and traditional neighborhoods have led to the development of 
important core values.  Ideals include education, arts and culture and an Americana lifestyle.  
These values are exemplified by tree-lined streets, an historic downtown district, a walkable 
community with a variety of architectural styles and dominant facilities including an excellent 
library and a preeminent, regional art museum.  Access to one of the best recreational canyon 
areas is also easily available. Hobble Creek Canyon features one of the most beautiful, world-
class golf courses anywhere. The canyon also boasts campgrounds and picnic areas, hiking, 
cycling, and a large, new park featuring a small, man-made lake accessible to swimming, 
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fisherman and non-motorized boating. With all of these amenities and growth potential near I-15 
make Springville and ideal location for business and families. 
 
 
Troy Fitzgerald 
Troy Fitzgerald 
City Administrator 
 
Attachments 
 
 

PERMITTED USE 
P
O 

B
P 

V
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C 
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C 
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C 

R
C HC 

LI
M 

HI
M 

                      

RESIDENTIAL/DOMESTIC                     

Accessory Aprt / owner occupied                     

Dwelling - Mobile Home                     

Dwelling - Multiple Family     P C             

Dwelling - Single or multi-family                     

     above first floor (Mixed Use) P   P P   P         

Dwelling - Public Agency Owned Senior Housing     C C C C         

Dwelling - SF attached                     

Dwelling - SF detached                     

Dwelling - SF detached, manufact.                     

Dwelling - Two unit (Duplex)                     

Mobile Home Park                     

Res. Facility for Elderly (8 or less) P                   

Res. Facility For disabilities (8 or less) P                   

Res. Facility For disabilities (9 or more) P   P     P         

INSTITUTIONAL/SPECIAL SRVCS                     

Assisted Living Facility C   P   P P   P     

Cemetery, Mausoleum, or Columbarium                     

Church, Temple, Rectory C C C C C C C C C C 

College, University, Trade School C C C C C C C C     

Convent, Monastery/ other group dwelling C C     C C C C     

Correctional Facility                   C 

Daycare Center, Commercial P C C C C C C C     

Fraternal/Benevolent Societies       P   P P P     

Halfway House             C C   C 

Hospital   C                 

Preschool, Commercial P C C C C C C C     
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Public Buildings and/or Community Use P P P P P P P P P P 

Rehabilitation/Treatment Facilities   C           C     

Rest Home C                   

Schools (Public, Private and Quasi Public) C       C C C C C   

UTILITY-RELATED SERVICES                     

Class 1 Utilities P P P P P P P P P P 

Class 2 Utilities C C C C C C P P P P 

Class 3 Utilities C C C C C C C C P P 

Class 4 Utilities C C C C C C C C C C 

Class 5 Utilities C C C C C C C C C P 

AUTO & VEHICLE RELATED USES                     

Auto Parts Sales - New & Recond. Indoor       P   P P P P P 

Automobile Repair - Major           P P P P P 

Automobile Repair - Minor     C   C P P P P P 

Car Wash - Manual & Automated     C   C P P P P P 

Equip Sales - Heavy & Farm               P P   

Gasoline - Petroleum Products Storage               C C C 

Gasoline Sales - Srvc St/Minor Auto Rpr     C   C P P P P P 

Gasoline Sales - Wholesale               C C C 

Paint & Body Shop           C C C C P 

AUTO & VEHICLE RELATED USES 
P
O 

B
P 

V
C 

T
C 

N
C 

C
C 

R
C HC 

LI
M 

HI
M 

                      

Prkng Lots & Strctrs (Comm. Auto Only) C P C C C P P P     

Rental of Trucks or Trailers           P P P P   

Storage-Indr (autos, boats, trvl trlrs)           P P P P P 

Storage-Otdr (autos, boars, trvl trlrs)               P P P 

Storage-Otdr (trucks, heavy equip)               P P P 

Tire Recapping & Retreading Shops             C P P P 

Tire Sales           P P P     

Towing Service           C P P P P 

Upholstery - Seat Cover           P P P P P 

Vehicles Sales-auto, boat, motorcycle,                      

   snowmobiles, trailers, motor homes           P P P P   
COMMERCIAL, PROFESSIONAL & 
PERSONAL SERVICES                     

Animal Hospital           C P P C   

Animal Grooming     P P P P P P     

Animal Clinic     P P P P P P     

Convenient Store with Gas Sales     C C P P P P     
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Financial Inst. - Banks, credit unions P C P P P P P P     

Funeral Home - Mortuary C       C P P P     

Kennels - Animal Boarding             P P P P 

Laboratory (Medical or Dental) C P C C P P P P P P 

Laudromat - Self service     P P P P P P     

Laundry - Dry Cleaning (Commercial) C C P P P P P P P   

Office - General Business   P   P   P P P P   

Office - Health Care Provider P P P P P P P P P   

Office - Professional P P C P P P P P P   

Personal Services P C P P P P P P     

Reception Center C     P P P P P     

Rental Shop no outside display or storage     C P     P P     

Repair Srvc - Appliances & Electronic Eqpmnt     C P C P P P P P 

School - Commercial   C C P C P P P P   

Storage - Small, Multi-Unit             C C P   

Studio - Art, Dance, Music, Drama C   P P P P P P     

Tattoo Parlor           C P P     

Taxidermy       P   P P P     

RETAIL SALES                     

Adult Sexually Oriented Business                 C C 

Animals, Retail Sales       C   C P P     

Antique or Collectable Shop     C P P P P P     

Auction House (Equipment Only)             P P     

Convenience Store      C C P P P P     

Convenience Store with Gas Sales     C C P P P P     

Drug Store / Pharmacy     C P P P P P     

General Retail Stores < 15,000 sq. ft.     P P P P P P     

General Retail Stores < 20,000 sq. ft.     C P P P P P     

General Retail Stores < 25,000 sq. ft.     C C P P P P     

General Retail Stores < 35,000 sq. ft.       C P P P P     

General Retail Stores < 40,000 sq. ft.         C P P P     

RETAIL SALES 
P
O 

B
P 

V
C 

T
C 

N
C 

C
C 

R
C HC 

LI
M 

HI
M 

                      

General Retail Stores < or= 80,000 sq. ft.         C1 C P P     

General Retail Stores > 80,000 sq. ft.             C C     

Home Imprv & Garden Shop-Indoor                     

    with no Outdoor Storage     C C P P P P     

Home Imprv & Garden Shop & Farm                      

   Supply with outdoor display & storage       C   C P P     
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Pharmacies when part of a medical office P P P P P P P P P   

Print Shop   C P P P P P P     
ACCOMMODATIONS/FOOD & BEVERAGE 
SERVICE                     

Bars & Taverns       C   C P P     

Bed & Breakfast       P   C P P     

Fast Food Establishments     P P P P P P P   

Fast Food Estblmnts with drive in or thru       C C P P P     

Hotel   C   C   C P P C   

Motel           C P P     

Private Club   C   C   C P P C   

Restaurant / Café P C P P P P P P P C 
INDUSTRIAL/MANUFACTURING & 
RELATED USES                     

Artisan Shop               C P P 

Contractor Yard               C P P 

Light Industry - Manufacturing Process   P           C P P 

Heavy Industry - Manufacturing Process                   C 

Storage - Outdoor               C C C 

Storage - Sand, Gravel, Earth or Stone                   P 

Warehousing - Storage & Distribution   C           C C P 

Wholesale Trade & Warehousing   C           C C P 

AGRICULTURE & RELATED USES                     

Animal Keeping                     

Apiary or Beekeeping                     

Crop Production for Sale                     

Dairy                     

Farm Building                     

Farm Industry or Ranch                     

Fur Farm                     

Orchard - Commercial                     

SPORTS & RECREATIONAL FACILITIES                     

Batting Cage           C C P P   

Bowling Alley           C P P     

Dance Hall           C P P     

Equestrian Center                     

Golf Course   C                 

Park or Playground (Private) C   C C             

Private Country Club   C                 

Race Track               C C C 

Recreation/Fitness Facility, Indoor Private   C C C C C P P P   
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Recreational Facility - Outdoor   C       C C P P   

Recreational Vehicle Court             C P     

SPORTS & RECREATIONAL FACILITIES 
P
O 

B
P 

V
C 

T
C 

N
C 

C
C 

R
C HC 

LI
M 

HI
M 

                      

Roller Rinks           C P P     

Theater       C   C P P     

Zoo - Petting Zoo                     

SUPPLEMENTARY/ACCESSORY USES                     

Accessory Building P P P P P P P P P P 

Caretaker Dwelling C   C C C C C C C C 

Home Occupation P   P P             

Household Pets P   P P             

Recycling Drop-Off Containers P C P P P P P P P P 

Sports / Tennis Court P P P P P P P P P P 

Swimming Pool P P P P P P P P P P 

Wind Energy Conversion Systems (WECS) P P P P P P P P P P 

Wireless Facilites Collocated on a                      

   Structure approved for Collocation P P C C P P P P P P 

Wireless Structure on City-Owned Prop P P C C P P P P P P 

Wireless Structure on Prop owned by                      

   Non-City Public Agency C C C C C C C C P P 

Wireless Facilities on Existing Bldg/Strct P P C C P P P P P P 

Wireless Fac. On non-res. Strct on                     

   non-res. Sites in residential zones                     

      
  

 

#05-2010 
(04/20/10) 

   
 
 
 
 
 
 
 

CITY COUNCIL AGENDA 
December 16, 2014 













Sales Leakage Numbers 

 

 
Taxable Sales 29500 Spr as a  Spr as a  

 
CY 2009 

Per Capita 
Spending % of state 

% of 
county 

RETAIL-BLDNG & GARDEN(5211-5271) $9,563,813 $324.20 44% 48% 
RETAIL-GEN.MERCHNDISE(5311-5399) $98,043,031 $3,323.49 143% 115% 
RETAIL-FOOD STORES (5411-5499) $25,143,948 $852.34 59% 77% 
RETAIL-MOTOR VEHICLES(5511-5599) $19,005,518 $644.25 44% 54% 
RETAIL-APPAREL&ACCSRY(5611-5699) $2,148,871 $72.84 15% 14% 
RETAIL-FURNITURE (5712-5736) $3,370,599 $114.26 22% 28% 
RETAIL-EATING&DRINKNG(5812-5826) $20,077,321 $680.59 60% 84% 
RETAIL-MISCELLANEOUS (5912-5999) $10,658,792 $361.31 32% 38% 
SERVICES-HOTEL&LODGNG(7011-
7041) $1,724,394 $58.45 16% 75% 
SERVICES-PERSONAL (7211-7299) $2,691,418 $91.23 100% 156% 
SERVICES-BUSINESS (7311-7389) $7,605,534 $257.81 48% 72% 
SERVICES-AUTO&REPAIR (7513-7699) $6,991,023 $236.98 36% 37% 
SERVICES-AMUSEMNT&REC(7812-
7999) $1,948,566 $66.05 20% 34% 
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