
Wednesday, January 21, 2026
Development Review Committee

DEVELOPMENT REVIEW COMMITTEE AGENDA
PUBLIC NOTICE is hereby given that the Development Review Committee of Spanish Fork, Utah,
will hold a regular meeting at the City Council Chambers at Library Hall, 80 South Main Street,
Second Floor, Spanish Fork, Utah, commencing at 10:00 a.m. This meeting is not available to
attend virtually.

1. Approval of Minutes

A. January 14, 2026.

2. Site Plan

A. NORTH AIRPORT INDUSTRIAL LOT 17. This proposal involves approval of a Site Plan for an industrial lot located at
1427 West 3470 North.

3. Re-Final Plat

A. NORTH AIRPORT INDUSTRIAL PLAT C. This proposal involves the re-approval of a Final Plat for two industrial lots
located at 3400 North 1750 West.

B. GOODWIN ACRES PLAT A. This proposal involves the re-approval of a Final Plat for 14 single-family lots located at
2976 East 100 South.

4. Final Plat

A. MAPLE MOUNTAIN PLAT N PHASE 2. This proposal involves approval of a Final Plat for 33 single-family residential
lots located at 400 North Slant Road.

5. Title 15 Amendment

A. TITLE 15 TEMPORARY STORAGE YARD. This proposal would amend the city's outdoor storage requirements
regarding fencing materials for a property located at 2261 North 700 West.

6. Discussion

A. MEAT PROCESSING FACILITES.

7. Adjourn
End
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Draft Minutes 

Spanish Fork City Development Review Committee 

80 South Main Street 

Spanish Fork, Utah 

January 14, 2026 

 

 

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; Ian 

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; Jared Bartel, Information Systems Director;  Kevin 

Taylor, Senior Power Utility Planner; Jake Theurer, Power and Light Superintendent; Bart 

Morrill, Parks Maintenance Supervisor; Bryton Shepherd, Landscape Architect; Jason 

Turner, Fire Marshall; Dillon Muirbrook, Traffic Engineer, Matt Romero, Eddie Hales. 

 

 

Citizens Present:  Camilla Pace, Walter Garcia, Nate Carson, Clayton Rackham, Bruce Fallon. 

 

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

 

 

MINUTES 

 

December 10, 2025. 

 

December 17, 2025. 

 

Seth Perrins  moved to approve the minutes of December 10 & December 17, 2025. 

 

Dave Anderson seconded and the motion passed all in favor. 

 

 

SITE PLAN 

 

Canyon Gate Lot 105 
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location and zoning. He stated that current tenancy for the building is unknown; however, 

the proposal consists of an approximately 4,600-square-foot commercial building 

containing three individual tenant spaces intended as a for-lease product, anticipated to 

accommodate retail or restaurant uses. Mr. Bunker noted that the proposal complies with 

current parking and landscaping requirements. He also explained that a landscaped island 

was removed from the site plan to allow for a compliant drive aisle and additional parking 

along the south side of the property. 

Mr. Bunker inquired whether a Pioneering Agreement exists for the property. Staff 

indicated that this was unknown at the time of the meeting but stated they would 

research the matter further. Staff noted there is a high likelihood that an existing 

Pioneering Agreement is in place and that the applicant would be required to fulfill its 

terms if confirmed. Mr. Bunker concluded by stating that staff is recommending approval 

of the proposal. 

It was noted during the discussion that this is the final lot to be developed within the 

Canyon Gate subdivision. 

Cory Pierce requested that Josh Wagstaff follow up on the status of the Pioneering 

Agreement. 

Bruce Fallon, representing the applicant, addressed the body and stated that he was not 

aware of the specific requirements of a Pioneering Agreement. 

Dave Anderson provided clarification on the typical purpose and contents of a Pioneering 

Agreement, explaining that such agreements generally outline required infrastructure 

improvements associated with development. Mr. Fallon indicated his understanding of 

such agreements. 

The discussion concluded with staff reiterating details regarding the removal of the 

landscaped island to accommodate site circulation and parking needs. 

Dave Anderson moved to approve the proposed Canyon Gate Lot 105 Site Plan based on 

the following finding and subject to the following conditions: 

 

Finding:  

1. 

Map.  

 

Conditions: 
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1. 

zoning requirements, and other applicable City ordinances.  

2. That any remaining redlines are addressed.  

3. That the applicant must obtain permission from neighboring property owners 

before encroaching on their property to do any work associated with the 

development. 

 

John Little seconded and the motion passed all in favor. 

 

City Attorney Vaughn Pickell expressed a concern regarding the applicant potentially 

making improvements on adjacent private property. He suggested that it would be 

necessary for the applicant to obtain prior written authorization before commencing any 

work that may encroach upon a neighbor's property. 

 

Dave Anderson withdrew the previous motion. A subsequent motion was made and 

passed to amend the conditions of approval, specifically to include a third condition. 

 

Vaughn Pickell seconded the amended motion and the motion passed all in favor. 

 

 

ZONE CHANGE 

 

Let Them Grow Montessori Preschool Enhancement Overlay 

Ian Bunker explained that the subject property is located at approximately 75 West 300 

North and is roughly one-half acre in size. The site was formerly occupied by UMPA and is 

currently zoned Residential Office. A proposal has been submitted to utilize the property as 

a Montessori school, which is a permitted use within the Residential Office zone. 

He continues by stating that due to the change in use, the site presents several 

nonconforming conditions related to landscaping and setbacks, particularly along the west 

side of the property where it abuts residential uses. Specifically, he states, the site does not 

meet the required ten-foot landscape buffer or the ten-foot setback from the residential 

property line. The property does contain an existing masonry wall of approximately six feet 

in height along much of the perimeter, with some portions consisting of chain link fencing 

and decorative wall elements. While portions of the decorative wall provide limited 

screening, the masonry wall does offer some buffering between the proposed school and 

the adjacent residential uses. 

He notes that the presence of the masonry wall supports the applicability of the 

Development Enhancement Overlay, as it provides partial mitigation for the missing 
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landscape buffer. Additional nonconformities include the absence of required parking lot 

landscape islands. He stated there has also been discussion of adding a playground to the 

front of the site, which would reduce existing lawn area and raise questions regarding 

compliance with the minimum landscaping percentage. These issues could be addressed 

through the Development Enhancement Overlay, which allows flexibility in evaluating site 

design constraints.  

He concluded his presentation by stating that the proposal requires the addition of the 

Development Enhancement Overlay to address the existing and proposed 

nonconformities. Staff is supportive of applying the overlay in this case and has 

recommended approval to the City Council. 

Dave Anderson felt that Mr. Bunker s description of the proposal was excellent. He noted 

the intent of the Development Enhancement Overlay and stated that the change in use is 

very minor and that this would be an appropriate use of the overlay. He states that, 

typically, the city would require the site to be brought into compliance to meet the  

current city standards. 

 

John Little asked the applicant about the proposed playground at the front of the property 

and asked if it will be fenced and it was stated that yes, the front of the property will be 

fenced. It was noted that the playground would be small and staff discussed fencing 

options stating that fences on the front of the property can be solid if they are no taller 

than 3 feet. If the fence is taller than four feet, it must meet clear vision requirements.  

 

Signage locations and the playground area were briefly discussed. Staff inquired as to the 

number of students and it was stated that there are 60 students, that is broken up into 

blocks of time with each class accommodating approximately 15 students.  

 

Vaughn Pickell moved to recommend approval of the proposed Enhancement Overlay 

Zone Change to City Council based on the following findings and condition: 

 

Findings:  

1. That the proposed modifications will conform to the intent of the 

Development Enhancement Overlay Zone.  

2. That the existing masonry wall on site alleviates the need for a 10-foot 

landscape buffer to the west.  

3. 

proposed site, keeping it in the same neighborhood of the community.  

4. 

operations. 
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Condition: 

1. That the front yard of the site be enclosed for the children's property. 

 

Seth Pickell seconded and the motion passed all in favor. 

 

It was noted that the item will be on the February agendas for Planning Commission and 

City Council.  

 

 

CONCEPT REVIEWS 

 

Carson Townhomes Concept  

Dave Anderson provided the location of the property and stated there have been previous 

discussions regarding the development of the property and some of the challenges that 

come with development. He noted that the lot is approximately two and a half acres in 

size and this has generated a lot of interest in what can be done with the property. He 

notes that there were a lot of comments provided by engineering and the planning 

department regarding the slope of the property.  

 

Nate Carson approached the podium and noted that a revision to the concept was 

provided to him by Atlas Engineering later in the evening before this meeting that staff has 

not had a chance to review. He provided a new revised exhibit to staff to discuss during the 

meeting.  

Staff and the applicant discussed a revised development concept prepared in coordination 

with the project architect and engineer, which more intentionally responds to the 

significant slope on the site. The updated concept utilizes the existing topography to 

increase developable area and improve feasibility compared to earlier concepts, including 

the removal of the existing home. It was noted that prior concepts raised concerns related 

to cost, constructability, and required improvements along Powerhouse Road, including 

guardrail relocation, which impacted financial feasibility. 

Staff expressed that, from a conceptual standpoint, the revised layout is more functional 

and intentional than previous iterations. However, concerns remain regarding building 

orientation, particularly along River Bottoms Road, where the most visible frontage occurs. 

Staff indicated a preference for improved townhome orientation along this frontage, rather 

than rear-loaded units with garage-dominated façades. Additional concerns were raised 

about the usability of portions of the site, the overall density proposed, and whether such 

density would be consistent with what the City Council may be comfortable supporting. 
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Staff noted that the concept assumes a potential rezoning to R-3 with an overlay, under 

which the proposed density could be permitted. However, it was acknowledged that the 

plan remains conceptual and that advancing the project would require significant 

additional investment, including a full survey, slope analysis, and potentially a soils study. 

Staff emphasized that such analyses would be critical before the City could provide any 

level of endorsement, particularly given hillside development standards and the proximity 

of proposed buildings to Powerhouse Road. 

Staff members discussed alternative approaches, including maintaining the property as-is 

or pursuing a lower-intensity development more consistent with single-family residential 

patterns in the area. Several staff members expressed concern with cul-de-sac design 

consuming excessive land area and noted a preference for more efficient access solutions if 

development were to occur. It was also noted that neighborhood context, potential public 

opposition, and General Plan guidance would be significant considerations in evaluating 

any future zoning request. 

In conclusion, staff indicated that the next appropriate step, should the applicant wish to 

proceed, would be preparation of a detailed slope and contour analysis to determine 

developable areas and feasibility. Until there is clearer direction on land use, density, and 

compliance with hillside development standards, the project remains conceptual and in a 

preliminary discussion phase. 

Mr. Carson thanked staff for their feedback.  

 

Spanish Fork Station 61 Concept 

Matt Romero presented updated site plans and design concepts for the proposed fire 

station and associated infrastructure to. It was noted that revisions had been made since 

earlier submittals, including adjustments to fencing, sidewalks, landscaping, and 

coordination with the adjacent substation. Staff discussed comments previously provided 

by Brandon Snyder and others, particularly regarding perimeter fencing. The current plan 

shows a six-foot concrete wall along the property boundary, which meets City standards. 

Staff discussed whether a wall is appropriate given the long-term future of the block and 

potential connectivity to adjacent properties. 

Staff noted that updated drawings now reflect an eight-foot fence around the substation, 

revised sidewalk alignment to accommodate required buffering, and coordination with 

transformer pole placement. It was acknowledged that a text amendment to the City Code 

may be necessary to address setback or buffering requirements within the Public Facilities 

zone, and staff discussed initiating that process in coordination with the Community 

Development department. 
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Sidewalk alignment along the west side of the property was reviewed, with discussion 

focused on adjusting the sidewalk to widen planter areas while maintaining ADA 

compliance. Staff agreed that pulling the sidewalk back and increasing landscape width 

would be appropriate, provided ADA standards are met and details are shown on plans. 

Discussion continued regarding fencing versus open connectivity between the fire station 

site and surrounding properties. Staff emphasized the need for security at a public safety 

facility, noting that controlled access is necessary to protect equipment, personnel vehicles, 

and operations. It was generally agreed that a permanent wall is appropriate and 

preferable to avoid future removal and additional costs. 

Staff reviewed project timing and noted that the proposal is nearing site plan approval, 

with City Council discussion anticipated. Bidding is expected to begin in February, with 

construction anticipated to start in late February or early March, pending asbestos 

abatement and demolition of existing structures. 

Additional discussion included building layout and functionality, including public and 

private entrances, administrative space, apparatus bays, and living quarters. Staff confirmed 

that the building complies with required setbacks from transmission lines and that 

adjustments were made to exceed minimum clearance requirements. 

Fire access and circulation were also discussed, including fire lane designation, signage 

requirements, and the need to relocate a hydrant to meet minimum width standards. 

Landscaping plans were reviewed, with staff noting coordination of irrigation and 

maintenance with adjacent City properties, appropriate plant selection near utilities, and 

limitations on tree placement due to overhead and underground infrastructure. 

The discussion concluded with staff agreeing that the project is moving in the right 

direction, with remaining action items including confirmation of setbacks, completion of 

landscaping and elevation details, and continued coordination related to code 

amendments and utility constraints. 

 

1050 West Annexation & Master Plan Concept 

City staff and the applicant, Clayton Rackham provided an overview of the proposed 

annexation area and set the stage for a conceptual discussion focused on development 

design options rather than final approvals. The annexation area, previously identified in 

presentation materials, remains under technical review, with storm drainage, traffic, and 

utility planning ongoing. The applicant reported that a traffic impact study is currently 

underway with a defined scope intended to evaluate site-specific impacts prior to the 

buildout of adjacent transit and interchange improvements. Updated storm drainage 
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analysis indicates that stormwater may be conveyed westward, rather than through 

multiple drainage routes as previously considered, with further engineering coordination 

planned with City Engineering and Public Works. 

of I-15 and emphasized the importance of aligning the project with the Station Area Plan. 

An urban planning consultant, Design Workshop, was engaged to help ensure consistency 

with long-term transit-oriented development goals. While proposed densities are lower 

than those anticipated directly within the station area, Mr. Rackham stated that the project 

is intended to transition toward those densities over time. The annexation area 

encompasses approximately 99 acres, with the applicant controlling just over half of the 

property, primarily in the northeastern portion. Development is anticipated to occur in 

phases, with planned north south connectivity and eventual integration with future transit 

facilities. 

A significant portion of the discussion focused on parks and open space, which were 

identified as foundational elements shaping the overall development design. Several 

conceptual park configurations were presented, including linear parks, centralized 

community parks, edge parks, and distributed neighborhood parks. The applicant noted 

coordination with the Parks Department and expressed interest in a linear park concept 

due to its potential to promote walkability, consolidate maintenance, and align with 

station-area greenway principles. City staff and council members discussed the benefits 

and challenges of linear parks, including pedestrian safety, roadway crossings, emergency 

access, usability for families, and long-term maintenance considerations. No preferred open 

space configuration was selected, and the applicant requested early policy-level guidance 

from the City Council before advancing more detailed designs. 

Transportation and street network concepts were also reviewed. The proposed layouts 

generally reflect a modified grid system consistent with the Station Area Plan. Discussion 

addressed limitations created by rail lines and major corridors, the feasibility of additional 

railroad crossings, emergency access, traffic calming, and whether a traditional grid is 

identifying roadway hierarchy, collector routes, and potential roundabout locations early in 

the process to support safe and efficient circulation. 

Mr. Rackham also presented a range of housing types envisioned for the site, including 

apartments, townhomes, duplexes, fourplexes, and small-lot single-family homes. The 

intent is to provide a mix of housing options that support affordability, walkability, and 

demographic diversity while buffering more intensive uses near the rail line and future 

transit facilities. Parking concepts generally place parking behind buildings or along alleys 

to enhance the pedestrian environment and streetscape. 
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Throughout the discussion, City staff emphasized the importance of City Council 

involvement at this early conceptual stage, particularly on overarching questions related to 

annexation, density, park configuration, street layout philosophy, and long-term integration 

continued feedback and reiterated a commitment to collaborative planning and 

alignment with City goals. Staff noted that Mr. Rackham's approach of presenting multiple 

high-level concepts, rather than a single fixed proposal, was appropriate for this stage of 

review and recommended that the concepts be presented to the City Council for policy-

level direction, followed by additional coordination with the Parks Department and further 

refinement of the preferred development framework. 

Seth Perrins  moved to adjourn the meeting at 11:52 a.m. 

  

  

Adopted:                                                                                

 

 
Kasey Woodard  

Community Development Division 

Secretary 
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE       JANUARY 21, 2026 
 
 

North Airport Industrial Lot 17 
Site Plan 
1427 West 3470 North 
1.02 acres 
I-1 Zone 
Industrial General Plan Designation 
 

 
 
 

 
The Applicant applied for Site Plan approval to construct an industrial building on the subject property. 
Offices and warehousing are listed as permitted uses in the I-1 Zone. The site will have two driveways from 
3470 North. 
 
The proposed building is shown on the south end of the property with parking on the north side adjacent 
to 3470 North. A detention pond is shown in the center of the parking lot. The building is shown with four 
units and one storage area that is enclosed in the building. Landscaping is concentrated adjacent to the 
street and meets the required minimum coverage area. 

 

 STAFF RECOMMENDATION  

That the proposed North Airport Industrial Lot 17 Site Plan be approved based on the following finding 
and subject to the following conditions: 
 
Finding 
 
1. That the proposal conforms to the City’s General Plan Designation and Zoning Map.  
 
Conditions 
 
1. That the Applicant meets the City’s development and construction standards and other applicable 

City ordinances. 
2. That any remaining redlines are addressed prior to a building permit being issued. 
 

 EXHIBITS  
 

1. Area Maps 
2. Site Plan 
3. Landscape Plan 
4. Building Elevations 
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EXHIBIT 1 

 

 
 

 

 
 

AERIAL MAP 

LAND USE MAP 

ZONING MAP 
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EXHIBIT 2 
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EXHIBIT 3 
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EXHIBIT 4 
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE           January 21, 2026 
 
 

North Airport Industrial Plat C 
Final Plat  
3400 North 1750 West  
5.42 acres 
I-1 Light Industrial 
General Plan Designation 
Industrial 
 

 
 

 
This proposal involves the reapproval of a Final Plat for two industrial subdivision lots. The Development 
Review Committee (DRC) last approved Plat C on August 28, 2024. 
 
The Applicant has proposed to modify the phasing plan to include a future fourth phase for Plat D.  
 
Some of the key issues to consider are: power, phasing and improvements.  
 

 

 STAFF RECOMMENDATION  

That the proposed Final Plat for the North Airport Industrial Plat C Subdivision 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 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 all remaining red-lines are addressed by the Applicant. 
 

 EXHIBITS  
 

1. Area Maps 
2. Subdivision Plat 
3. Previous Phasing Plan 
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EXHIBIT 1 
 

 
 

 
 

 
 

  

AERIAL MAP 

LAND USE MAP 

ZONING MAP 
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EXHIBIT 2 
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EXHIBIT 3 
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE       JANUARY 21, 2026 
 
 

Goodwin Acres Plat A 
Final Plat (Reapproval) 
2976 East 100 South 
8.6 acres 
R-1-15 Zone with MPD Overlay 
Estate Density Residential General 
Plan Designation 
 

 
 

 
The Applicant submitted an application for Final Plat Reapproval for a 14-lot single-family residential 
subdivision. The DRC approved a Final Plat for this subdivision on February 12, 2025. The Applicant 
provided Staff with landscape plans with the original application that shows trees and plants that will be 
installed along 100 South.  

 

STAFF RECOMMENDATION  

That the proposed Goodwin Acres Plat A Final Plat Reapproval 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, Zoning Map, and Master Planned 

Development Overlay. 
2. That the submitted plans are consistent with the approved preliminary plat. 

 
Conditions 
 
1. That the Applicant meets the City’s development and construction standards and other applicable 

City ordinances. 
2. That the Applicant follows the submitted street tree and landscape plans submitted with the original 

Final Plat application. 
3. That all remaining redlines are addressed by the Applicant. 
4. That the remaining fees are paid prior to recording the plat. 
 

 EXHIBITS  
 

1. Area Maps 
2. Subdivision Plat 
3. Landscape Plan 
4. Street Tree Plan 

 



Page 2 40 SOUTH MAIN STREET | SPANISH FORK, UT 84660 | SPANISHFORK.GOV  

EXHIBIT 1 

 

 
 
 

 
 

AERIAL MAP 

LAND USE MAP 

ZONING MAP 
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EXHIBIT 2 
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EXHIBIT 3 
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EXHIBIT 4 
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PROPOSAL 

DEVELOPMENT REVIEW COMMITTEE            January 21, 2026 
 
 

Maple Mountain Plat N Phase 2 
Final Plat 
400 North Slant Road 
13.54 acres 
R-1-12 with MPD Overlay 
Low Density Residential 
General Plan Designation  
 

 
 

 
This proposal involves the approval of a Final Plat for a Master Planned Development with 33 single-family 
residential lots to be located at approximately 400 North Slant Road. 
 
Some of the key issues to consider are: improvements, landscaping, street tree plan and utilities. 
 

 STAFF RECOMMENDATION  

That the proposed Maple Mountain at Spanish Fork Subdivision Plat N Phase 2 Final 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 Land Use Designation and Zoning Map. 
2. That the proposal is consistent with the Preliminary Plat. 

 
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. 
 

 EXHIBITS  
 

1. Area Maps 
2. Civil Plans 
3. Landscaping Plans 
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EXHIBIT 1 
 
 

 
 

 

AERIAL MAP 

LAND USE MAP 

ZONING MAP 
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EXHIBIT 2 
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 EXHIBIT 3 
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GLH Industrial Park

GLH Industrial Park

Subject: Request for Approval of Temporary Yard Screening Solution – GLH Industrial Park

Dear City Council Members,

Thank you for your time and collaboration as the new industrial park comes online. We appreciate the
City’s commitment to maintaining high standards while supporting efficient development.

As outlined in the attached proposal, we respectfully request approval to utilize a temporary screening
solution—a 7-foot black chain-link fence with full privacy slats—in lieu of the masonry wall currently
required by ordinance for outdoor storage areas.

This request is based on the following key considerations:

• The yard is intended for temporary use only, with an anticipated maximum duration of approximately
three years.

• Operations are highly controlled, continuously staffed, and limited to short-term staging and reload of
new equipment for data centers.

• The proposed fence meets the City’s visual objectives while avoiding a disproportionate permanent
improvement (CMU wall) that would later be removed.

• The cost of a CMU wall is estimated at $784,400, which is not practical for a temporary use.

Facility Address:

2261 NORTH 700 WEST

SPANISH FORK, UTAH 84660

The attached package includes:

- Cover letter summarizing the request

- Detailed proposal with photos of similar installations and organized yard operations

- Cost comparison

- Civil plan excerpts

- Ordinance reference

- Contractor quote for CMU wall
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LUCAS FAMILY REVOCABLE
TRUST 02-22-2011 (ET AL)
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