
AMERICAN FORK CITY COUNCIL 

MARCH 31, 2026 

  WORK SESSION AGENDA – *AMENDED 

 

 

 

 

*Notice of Electronic Meeting* 

One or more City Council members may be physically absent from this meeting but may 

participate electronically. 

 

Notice is hereby given that the American Fork City Council will hold a work session on 

Tuesday, March 31, 2026, in the City Hall, located at 51 East Main Street, commencing at 4:00 

p.m. The agenda shall be as follows: 

WORK SESSION 
The purpose of the City Work Sessions is to prepare the City Council for upcoming agenda items on future City 

Council Meetings. The Work Session is not an action item meeting. No one attending the meeting should rely on any 

discussion or any perceived consensus as action or authorization. These come only from the City Council Meeting. 

 

1. Discussion on proposed amendments to the city’s municipal code, general plan, and 

zoning. 

2. Discussion on fiscal year ending 2027 Fitness Center, Road CIP, Impact Fees, and Local 

Building Authority funds. 

3. *Discussion on our current water supply. 

4. Adjourn.  

 

Dated the 30th day of March 2026. 

 

/s/Terilyn Lurker 

City Recorder 

 

 

 

 

 

 

 

 

 

• In accordance with the Americans with Disabilities Act, the City of American Fork will make reasonable 

accommodations to participate in the meeting. Requests for assistance can be made by contacting the City 

Recorder at 801-763-3000 at least 48 hours in advance of the meeting. 

• The order of agenda items may be changed to accommodate the needs of the City Council, staff, and the 

public. 



 

 

 

 

STUDY ITEM     Discussion on proposed amendments to the city's municipal code, general 

plan, and zoning. 

  

BACKGROUND   

The council and staff will discuss proposed amendments to the city's municipal code, the general 

plan, and zoning.  

 

SUPPORTING DOCUMENTS 
       

26-1-20_American_Fork_General_Plan_DRAFT 1.20.2026 (PDF) 

3.9.2026 Streets Zoning Map (PDF) 

3.9.2026 Zoning Map 1 (PDF) 

2025 Zoning Map (PDF)  

 

Department     Recorder  

 

 

Department     Terilyn Lurker  

CITY COUNCIL STUDY ITEM     
City of American Fork 

COUNCIL WORK SESSION 

MARCH 31, 2026 
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Introduction
A General Plan serves as the foundational document 
that guides a city’s growth and development. 
As mandated by Utah State Code 10-20-401, 
each municipality must prepare and adopt a 
comprehensive general plan for present and 
future needs of the municipality. These plans are 
typically updated every 10 - 15 years. This document 
represents more than a legal requirement—it 
embodies the collective vision of American Fork 
residents and establishes a framework that the City 
Council, Planning Commission, and other decision-
making bodies will reference when evaluating 
development proposals, capital improvement 
projects, and policy initiatives.

PURPOSE

The purpose of the American Fork City General Plan 
is to establish a resident-driven vision for the city and 
its future. This vision is set forth in seven elements, 
covering land use, transportation, development, 
moderate income housing, public facilities and 
open space, water, historic preservation, and 
implementation recommendations. The intent of the 
designated elements is to create a holistic plan that 
helps the city maintain its current character and high 
standard of living far into the future.

SCOPE

American Fork City incorporates approximately 11 
square miles of Utah with signifi cant undeveloped 
land opportunities. This update provides a plan for 
key areas where development or redevelopment 
may occur while maintaining the city’s existing 
character. Opportunity areas include infi ll 
development on existing properties, land south 
of I-15, and properties prime for redevelopment 
throughout American Fork Territory.

DOCUMENT ROADMAP

This General Plan Update begins with a review of 
existing conditions and analyzes that information 
along with collected data from public engagement 
and other sources to establish community-centric 
goals and objectives. Best practices and emerging 
trends and their implications to the goals and 
objectives are then outlined in their respective  
elements. Following the best practices subsection, 
we establish specifi c ideas and measures that 
capture the vision of the city and help guide the city 
and its decisions over the next several years.

The seven elements of
 the 2025 American Fork 

General Plan

Land Use

Moderate 
Income 
Housing

Multimodal
Transportation

Public Facilities 
& Open Space

Development 
Focus Areas

Water & 
Conservation

Historic Preservation 
& Implementation
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American Fork Station Area Plan (2014)

One of the main purposes of this document was 
to designate the American Fork Station Area as a 
Transit-Oriented Development (TOD).  The document 
states the purposes of a TOD as follows: 
• Increase location effi  ciency and walkability
• Promote the use of public transportation
• Provide a wide mix of housing, retail, and 

transportation options
• Generate revenue for both the public and private 

sector
• And to create a sense of “place”
In addition, the document outlined existing 
conditions, potential land uses, design standards, 
best practices, and specifi c methods and 
implementation strategies for the project area.

Transit Oriented Development Zone Code Update 

(2018)

In 2018 the code for the Transit Oriented 
Development (TOD) zone within American Fork 
City was created. The purpose of the code was to 

Existing Plans Analysis
A comprehensive understanding of American Fork’s 
existing plans, codes, and past studies provides 
the essential foundation for this General Plan. By 
examining previous successes, ongoing challenges, 
and consistently voiced community aspirations, 
we can create a plan that builds upon institutional 
knowledge while adapting to emerging needs. This 
analysis ensures we don’t overlook valuable insights 
that have already been documented through years 
of community input and professional analysis.

This section evaluates key planning documents 
that have guided American Fork’s development, 
including the previous General Plan, specialized 
area plans, zoning ordinances, and various master 
plans. We identify consistent themes, assess 
implementation progress, and highlight potential 
gaps to be addressed. By building upon the city’s 
planning legacy rather than starting anew, this 
update establishes continuity while introducing 
fresh perspectives that synthesize existing plans with 
current community priorities.

American Fork General Plan Land Use Element 

(2005)

f h i f hi d

This land use plan was part of the city-wide general 
plan update and was established to provide a 
comprehensive guide for the future growth and 
development of American Fork. When the plan was 
implemented, much of what the city is today was 
unincorporated land, and the city as a whole has 
experienced rapid growth in the last 20 years.
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facilitate greater fl exibility of development within 
the TOD area while maintaining city control over 
the approval process promoting high quality 
development. The code includes specifi c sections 
covering building form, private and public frontages, 
building uses, signage standards, public space 
standards, and other applicable areas in order 
to craft a cohesive, functional, and aesthetically 
pleasing development in the TOD area.

Community Reinvestment Areas (2025)

The American Fork Redevelopment Agency 
strategically manages four distinct project areas to 
promote economic growth and align with the city’s 
vision. The East Main RDA (26.27 acres) focuses on 
eliminating blight conditions along Main Street 
through commercial and industrial development. 
The North Valley RDA (99 acres) incentivizes 
commercial and industrial growth along I-15, 
addressing fl ooding and infrastructure needs. The 
Egg Farm EDA (91.31 acres) attracts major employers 
and broadens the tax base through the North Pointe 
Business Park development. The Patriot Station CRA 
(435 acres) promotes transit-oriented development 
around the FrontRunner Station. 

These comprehensive plans comply with Utah’s 
regulatory framework and underwent necessary 
public engagement processes. Together, these areas 
encompass diverse land uses from agricultural to 
commercial zones, with anticipated development 
increasing population and building densities, 
transforming communities while improving 
infrastructure and adhering to legal requirements.

American Fork Transportation Master Plan (2018)

The American Fork Transportation Master Plan was 
developed and implemented in 2018 to guide and 
plan for future transportation infrastructure as 
American Fork continues to grow and develop. The 
plan mainly addresses the roadway network but 
also references and plans for active transportation 
improvements from the Bike and Pedestrian Master 
Plan. It also includes a plan for potential future 
transit improvements as well. 

A key aspect of the plan is that it includes special 
roadway designations and cross-sections for the 
station area that are separate from the cross-sections 
that are used throughout the rest of the city. An 
examination the 2020 version with its associated 
updates was also completed.

American Fork Main Street Vision - Phase II (2016)

merican Fork Transportation Master Plan w
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This document aims to establish an illustrative 
direction for Main Street in American Fork, Utah, 
encouraging creative and high-quality urban 
design throughout the corridor. It provides clear 
objectives for downtown development projects 
while promoting a pedestrian and motorist-friendly 
atmosphere that enhances the existing character 
and historical attributes of the area. The guidelines 
focus on sustainable, timeless design principles that 
will be implemented as future projects develop.

These design considerations seek to promote a 
distinct sense of place for both the downtown 
business core and residents, increasing awareness of 
quality urban design among American Fork citizens. 
By establishing cohesive guidelines, the document 
aims to maintain and enhance property values 
within downtown American Fork while creating 
an original, high-quality urban environment that 
honors the community’s unique identity.

American Fork Bike and Pedestrian Master Plan 

(2013)

This plan was prepared in 2013 to provide a 
comprehensive vision and plan for the expansion 
of bicycle and pedestrian infrastructure within 
American Fork. The Station Area Plan study calls 
for the addition of protected bike lanes along 200 
South to facilitate easier access for cyclists between 

the FrontRunner station and central American Fork. 
It also calls for bike lanes and multi-use paths to 
connect the station and nearby mixed-use core to 
the Utah Lake Shoreline regional and the Power Line 
trails.

American Fork Moderate-Income Housing Report 

(2023)

The latest version of the American Fork Moderate 
Income Housing Report was adopted in 2023 
and exists to outline strategies to maintain and 
increase the supply of moderate-income housing as 
population and housing costs continue to increase 
throughout the city and the greater Wasatch Front 
region. Strategies the city has adopted include, 
developing and adopting a station area plan, 
eliminating or reducing parking requirements for 
residential development near major transit corridors, 
allowing for high density or new residential 
development in commercial or mixed-use zones 
near major transit corridors, and rezoning land for 
densities necessary to facilitate the development of 
moderate-income housing.

MAG TransPlan50 (2023)

plan was prepared in 2013 to provide a 

The latest version of the American Fork Moderate
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TransPlan50 is the regional transportation plan for 
urbanized Utah County from 2019-2050, developed 
by the Mountainland Association of Governments. 
The plan addresses the rapid population growth in 
the region (projected to reach 1.3 million by 2050) 
through a coordinated system of highway projects, 
transit improvements, and pedestrian/bicycle 
facilities. It establishes fi ve main goals: update the 
regional highway system to a metropolitan grid-
based network, explore additional freeways and 
add capacity, create a robust transit network, build a 
regionally connected active transportation system, 
and preserve existing infrastructure. 

The plan includes specifi c projects across three 
phases (2019-2030, 2031-2040, 2041-2050) with an 
estimated total cost of $18.8 billion, though there’s 
a $5 billion funding gap primarily in transit projects. 
Key initiatives include expanding I-15, creating new 
freeways, developing commuter rail and light rail 
networks, and building an extensive trail system 
throughout the county.

American Fork Station Area Plan (2025)

The Station Area Plan was developed concurrently 
with this General Plan update. The Station Area 
Plan (SAP) focuses on the half mile radius around 
the Front Runner Station, and the land uses, 
transportation features, and other amenities in this 
area. The plan also explored potential alternate 
locations where the FrontRunner station could be 
located. 

American Fork Parks Element (2020)

The American Fork Parks Element of the previous 
General Plan outlines the city’s framework for 
future park planning, emphasizing American Fork’s 
commitment to maintaining a level of service 
standard of 5 acres of core park space per 1,000 
residents (currently at 4.52 acres). The plan details 
the current park inventory (150 acres of core parks 
and 380 acres of special use areas), future needs (an 
additional 119 acres by 2030), funding challenges 
($67 million needed over 10 years), and various 
acquisition techniques. 

The document highlights the city’s park objectives, 
including the development of parks space within 
a half-mile of all residents. The plan also seeks to 
provide diverse recreational experiences making 
park development a community eff ort that preserves 
American Fork’s character as a “city of parks and 
open spaces”.
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City Vision & Goals
ESTABLISHING A VISION FOR AMERICAN FORK

A clear, compelling vision is essential for any 
growing community. It serves as the north star 
that guides decision-making, shapes policy, and 
ensures that development occurs in a manner that 
preserves and enhances the qualities residents value 
most. For American Fork, a city with deep historical 
roots experiencing signifi cant growth and change, 
establishing a shared vision is particularly vital. This 
vision must balance preserving the city’s cherished 
“hometown feel” while thoughtfully accommodating 
new growth, improving infrastructure, and 
enhancing quality of life for all residents.

The General Plan is American Fork’s primary tool 
for translating this vision into actionable goals and 
policies. It represents a social contract between 
the city and its residents—a commitment to 
guide growth and development in alignment 
with community values. Through extensive public 
engagement including stakeholder interviews, 
community events, and visual preference surveys, 
the residents of American Fork have clearly 
articulated their priorities for the city’s future.

COMMUNITY PRIORITIES

Based on public engagement and stakeholder 
interviews with elected city offi  cials, city staff , and 
other key stakeholders, the following priorities 
emerge as central to American Fork’s vision:

Improve Access and Connectivity: Enhancing 
transportation connections throughout the city, 
with particular focus on east-west traffi  c fl ow, 
multi-modal options, and creating a more balanced 
transportation system that accommodates 
pedestrians, cyclists, and transit users alongside 
vehicles.

Preserve and Enhance Open Space and Parks: 

Protecting existing parks and open spaces 
while improving their quality and creating new 
recreational opportunities throughout the city, 
particularly in under-served areas. Residents 
consistently ranked parks and recreation amenities 
among their top priorities.
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Expand and Improve Trail Networks: Developing 
a comprehensive, interconnected trail system 
that enhances recreation opportunities, provides 
transportation alternatives, and connects 
neighborhoods to destinations throughout the city. 
This includes protecting critical trail corridors now 
for future development.

Create Mixed Housing Types: Off ering diverse 
housing options that support American Fork’s 
hometown feel while accommodating residents 
at all life stages and income levels. This includes 
thoughtful integration of housing types that blend 
with the traditional neighborhood character. 

Improve Public Works Facilities: Upgrading city 
infrastructure and facilities to better serve residents, 
with particular attention to the public works 
complex which needs redesign and modernization. 
Ensuring critical city services have the facilities they 
need to operate effi  ciently.

Strategically Guide Growth: Managing growth 
proactively to ensure it enhances rather than 
detracts from community character and quality of 
life. This includes directing growth to appropriate 
locations and ensuring it occurs at a pace and in a 
manner that aligns with community values.

Improve Commercial Spaces: Enhancing existing 
commercial areas, particularly in the downtown 
core, while ensuring adequate commercial space for 
future needs. Residents desire more dining options, 
entertainment venues, and neighborhood-serving 
retail in strategic locations.

Revitalize Downtown: Creating a vibrant, walkable 
downtown with historic character that serves as 
a gathering place and heart of the community. 
Downtown was consistently identifi ed as needing 
attention and having signifi cant potential to 
enhance community identity.

Maintain Community Character: Preserving 
American Fork’s hometown feel, historical 
elements, and sense of community pride while 
accommodating growth. Residents value the city’s 
heritage and desire development that complements 

rather than confl icts with established character.

Enhance Quality of Life Amenities: Investing 
in facilities and services that enhance daily life, 
including an updated recreation center, which 
received strong public support, along with other 
community gathering spaces, cultural venues, and 
amenities for all ages.
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GOALS FOR AMERICAN FORK CITY:

Building on these community priorities, the General 
Plan establishes the following specifi c goals to guide 
American Fork’s growth and development:

Goal 1: Preserve the City’s Rich History

Honor and protect American Fork’s historical 
legacy through thoughtful preservation of historic 
buildings, celebration of cultural heritage, and 
development patterns that respect the city’s 
traditional character. This includes maintaining 
the distinct historical aesthetic of downtown, 
incorporating heritage elements in public spaces, 
integrating city gateway and wayfi nding features, 
and fostering a strong sense of community 
connection to American Fork’s past.

Goal 2: Balanced, Multi-Modal Transportation 

System

Develop a comprehensive transportation network 
that improves traffi  c fl ow, particularly on east-
west corridors, while providing safe, convenient 
options for pedestrians, cyclists, and transit 
users. This includes expanding the trail network, 
improving connectivity between neighborhoods, 
implementing traffi  c calming features, and working 
with regional partners to enhance public transit 
options

Goal 3: Vibrant, Historic Downtown Core

Revitalize downtown American Fork as a walkable, 
vibrant community hub with a distinct historic 
character that serves as a gathering place for the 
entire community. Downtown will feature a mix of 
dining, retail, entertainment, and housing options 
with architecture that respects the city’s heritage 
and creates a unique sense of place.

Goal 4: Enhanced Parks and Recreation System

Develop a premier parks and recreation system 
that provides diverse recreational opportunities 
for residents of all ages and abilities. This includes 
updating the recreation center, creating an 
interconnected trail network, and ensuring equitable 
access to parks and open spaces throughout the city, 
with particular attention to developing amenities on 
the south side.

Goal 5: Strategic Land Use Patterns

Guide development to create logical land use 
patterns that support community character, 
economic vitality, and quality of life. This includes 
directing higher density development to areas with 
good transportation access, ensuring adequate 
commercial space for future needs, and creating 
eff ective transitions between diff erent land uses.
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Goal 6: Housing for All Life Stages

Provide housing options that enable residents to 
remain in American Fork through all stages of life. 
This includes maintaining existing residential types 
while strategically incorporating well-designed, 
moderate-density housing in appropriate locations.

Goal 7: Environmental Stewardship

Protect critical environmental resources, particularly 
the Utah Lake shoreline area, wetlands, and other 
natural features that contribute to American Fork’s 
character and environmental health. This includes 
establishing appropriate development boundaries, 
implementing water conservation measures, and 
preserving viewsheds.

Through these goals, the General Plan 
provides a framework for American Fork to 
preserve what residents love about their 
community while thoughtfully addressing 
the challenges and opportunities of growth. 
By working together to implement this 
vision, American Fork can remain a city that 
honors its past while embracing a vibrant 
future.
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Historical Context
American Fork’s land use patterns trace back to its 
founding in 1850 when pioneers Stephen Chipman, 
Arza Adams, and the Eldredge brothers settled along 
American Fork Creek. The settlers were attracted 
by the cottonwood trees along the creek and lush 
meadows toward Utah Lake, which they recognized 
as excellent land for cattle and sheep ranching. 
This initial agricultural settlement established the 
foundation for the city’s development pattern.

During the community’s early years, the original 
purpose was ranching, but as newcomers arrived, an 
agrarian lifestyle took hold with settlers living within 
a fort while tending their individual farm plots and 
returning to the safety of the fort each evening. 
Irrigation ditches constructed in 1851 facilitated 
crop production, marking the fi rst organized land 
use management in the area. The city was initially 
incorporated as Lake City in 1852 before being 
renamed American Fork in 1860 to avoid confusion 
with Salt Lake City.

The city expanded from its agricultural beginnings 
with the emergence of early commercial enterprises 
such as the Arza Adams gristmill and Marx and 
McKenzie’s general mercantile business in 1852. By 
the 1860s, American Fork had established one of 
Utah Territory’s fi rst public schools, demonstrating 
an early commitment to civic infrastructure. The city 
developed on a traditional grid pattern with wide 
streets that is commonly found in Utah, following 
the “Plat of Zion” model envisioned by LDS church 
founder Joseph Smith.

Over time, American Fork evolved from a primarily 
agricultural community to a diverse suburban 
city. Today, the city serves as a regional hub with a 
population of over 41,000, housing the American 
Fork Hospital, Alpine School District headquarters, 
and various retail establishments. The community 
balances small-town charm with metropolitan 
amenities, embodying the true American pioneer 
spirit.

Current land use in American Fork is characterized 
by a historic central core surrounded by newer 
suburban developments built on former agricultural 
lands. The downtown area features a mix of 
commercial and residential properties on a grid of 
fi ve-acre blocks with wide streets lined by mature 
trees. Most residents describe the community as 
having a “sparse suburban feel” with numerous parks 
throughout the city. Recent growth has introduced 
transit-oriented development near the FrontRunner 
station and commercial corridors along major 
roadways.

As American Fork continues to grow, the city faces 
the challenge of preserving its historical character 
while accommodating new development. City 
leadership emphasizes the need for sustainable 
growth that ensures adequate infrastructure 
and services for residents. The balance between 
development and preservation represents an 
ongoing priority in American Fork’s land use 
planning as the community evolves while honoring 
its pioneer origins.
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Existing Land Use
American Fork exhibits a diverse and evolving land 
use pattern shaped by its natural geography, historic 
development, and emerging growth trends. The 
city is characterized by a strong residential base, 
dynamic commercial centers, and signifi cant areas 
poised for future development—particularly in the 
southern portion of the city.

Northern Residential Core

The northern part of American Fork is predominantly 
composed of established single-family residential 
neighborhoods. These areas are interwoven with a 
variety of civic and public uses, including churches, 
schools, and community parks. Notably, Mary and 
Art Dye Park serves as a major recreational asset in 
this part of the city, contributing to the area’s family-
oriented, suburban character. This part of town 
refl ects the city’s longstanding residential roots and 
serves as a stable anchor in the community fabric.

Commercial Corridor

North of Interstate 15 lies the city’s primary 
commercial corridor, centered around Main Street, 
500 East, and the Meadows commercial district. This 
area hosts a mix of local businesses and regional 
retail destinations, including big box stores such as 
Walmart and Home Depot. The corridor provides 
essential goods and services not only to American 
Fork residents but also to the broader northern Utah 
County region. In addition to commercial activity, 
the area includes pockets of both detached and 
attached residential units, supporting a modest level 
of mixed-use development and walkability.

Southern Growth Area

The southern portion of the city contains most 
of the city’s remaining undeveloped land and is 
rapidly transforming. On the east side, industrial 
and employment uses dominate, along with auto-
oriented commercial developments that cater to 
regional commuters and workforce populations. In 
contrast, the west side features a growing residential 
landscape. This includes a large, established 
neighborhood of single-family homes and an 
increasingly dense mix of multi-family housing 
options—such as townhomes, apartments, and 
condominiums—driven by strong housing demand 
and shifting demographic trends.

Utah Lake Frontage

Further south, approaching Utah Lake, the land 
remains largely undeveloped, off ering signifi cant 
long-term opportunities for conservation, recreation, 
or thoughtful expansion. This area includes remnants 
of the city’s agricultural heritage, with small farms 
cultivating alfalfa and similar crops. These rural 
elements provide a glimpse into the area’s past and 
contribute to its scenic and ecological character.
American Fork’s current land use composition 
refl ects both its historic legacy and its role as a 
growing regional hub. 

As the city looks toward the future, the careful 
management of these varied land uses will be 
essential to balancing growth with quality of life, 
economic vitality, and environmental stewardship.
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Public Sentiment – Maintain a Balance 
between Commercial and Residential

Balance between commercial and residential 
development is important for the residential 
quality of life and vitality of commercial 
development. This balance is typically calculated 
by looking at the average square feet (sf ) of 
commercial space per existing resident within a 
given area of the commercial development. This 
commercial space per resident is established 
based on commercial performance and regional 
and demographic context. This context extends 
beyond municipal boundaries.

Principles & Best Practices
Throughout the public engagement process for 
this project, various sentiments were expressed 
by the community. This section addresses these 
sentiments and outlines the best practices relat-
ed to them.

Public Sentiment – Preserve the Existing 
Character of American Fork

The overarching theme from all public 
engagement and stakeholder outreach 
conducted by the project team is a strong desire 
to preserve the existing character of American 
Fork and honor its rich history and heritage. 
While there were many diff ering opinions 
on how to achieve this, there is unanimous 
agreement on the importance of preserving the 
elements that make American Fork unique and a 
beloved home for many.

Change is inevitable, but with careful planning, it 
can occur without altering the city’s character—
the very essence that makes American Fork a 
cherished place. To achieve this, eff orts should 
focus on preserving existing neighborhoods, 
key historical sites, and other signifi cant areas 
of the city. Identifying areas more capable of 
accommodating future growth and thoughtfully 
planning for that growth will ensure that 
American Fork retains its unique charm while 
evolving to meet new demands.

If a commercial area is failing, a targeted fi nancial 
analysis could be completed to better plan for 
its future vitality. For more information see the 
Economic Development Element of this General 
Plan.

You will note from the land use plan and 
transportation plan, that consideration has 
been placed on providing supportive intensities 
in areas where public transit can help reduce 
congestion on existing streets.

Public Sentiment – Improve Access to 
Amenities for All Neighborhoods

Residents consistently emphasized the need 
for more equitable access to amenities across 
all neighborhoods. This concern is particularly 
pronounced in the southern portion of the 
city, south of Interstate 15, where rapid growth 
has outpaced supporting infrastructure 
development. As this area transforms from 
undeveloped land to residential neighborhoods, 
residents face limited access to parks, trails, 
commercial services, and employment 
opportunities compared to established northern 
neighborhoods.

The southern area currently experiences 
signifi cant connectivity challenges that 
require automobile travel across I-15 to reach 
essential services and recreational facilities. 
This impacts quality of life while increasing 
traffi  c congestion on limited north-south 
connections. Future planning should prioritize: 
creating interconnected trail networks linking 
southern neighborhoods to parks and the Utah 
Lake shoreline; establishing neighborhood 
commercial nodes providing daily necessities 
within walking distance; developing 
employment centers south of I-15; and 
implementing strategic pedestrian and bicycle 
crossings over the interstate to better unite the 
city and ensure all residents benefi t equally from 
American Fork’s amenities.
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Public Sentiment – Create and Maintain Family 

Centered Housing Options 

American Fork prides itself on being a family-
oriented community. By creating a variety of housing 
options, the city ensures that future generations—
children and grandchildren—can continue to live 
in the community where they were raised. This 
approach not only strengthens family bonds but also 
preserves the close-knit, supportive environment 
that American Fork is known for.

The primary goal of incorporating a variety of 
housing types, including mixed-use developments, 
townhomes, and apartments, is to provide diverse 
living options that cater to individuals at diff erent 
stages of life. This diversity in housing can help lower 
the cost of living and reduce barriers to property 
ownership.

The specifi c composition of these housing types may 
vary based on community needs, but it is essential 
that each type is adequately represented to ensure a 
balanced and inclusive housing market.
In addition, the state requires moderate-income 
housing to be provided by a number of strategies 
including zoning or rezoning properties for 
“higher density or moderate-income residential 
development in commercial or mixed-use zones 
near major transit investment corridors, commercial 
centers, or employment centers.” 

These regulations do not prescribe a particular 
housing type but emphasize the need for increased 
density in designated areas. Higher density 
developments typically reduce resource usage 
(e.g., water) and enhance the effi  ciency of utilities 
and infrastructure. This increased density can be 
achieved through townhomes, apartments, or other 
housing types. Higher intensity developments can 
meet these requirements more effi  ciently, as they 
increase the number of units per acre, thus requiring 
less land. By developing these housing types in 
smart ways and in appropriate areas, American 
Fork can ensure that the community’s needs are 
met while maintaining a high quality of life for all 
residents.

Other relevant land use best practices as 
currently recognized by the planning community 
include the following:
• Focus intensities around key intersections, 

major traffi  c corridors, and where 
infrastructure is readily accessible.

• Maximize effi  ciency of existing and planned 
infrastructure by placing most intense 
development at major nodes.

• Preserve and enhance cultural and natural 
amenities.

• Buff er less-compatible land uses and facilitate 
compatible land uses.

• Optimize land use designations based on 
opportunities and constraints.

• Step intensities down progressively away 
from major development nodes and 
intersections.

• Provide safe and effi  cient multi-modal access 
to businesses, employment, and residents 
and consider proximity to other land uses, 
neighboring jurisdictions, and transportation 
networks.

• Ensure land uses and intensities are context-
appropriate.

• Provide active and passive recreation 
opportunities within close proximity to 
residents.

• Balance land uses based on current and 
projected demographic information, existing 
and planned infrastructure and resources, 
and market trends.

• Jurisdictional boundaries should follow 
barriers either natural or man made.

These public sentiments and best practices are 
the base of the land use element which follows. 
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Future Land Use
Vision and Approach

American Fork’s future land use vision builds on 
the city’s established character while guiding 
thoughtful growth and development in key areas. 
The city remains committed to preserving what 
makes it a desirable place to live—its family-oriented 
neighborhoods, accessible amenities, and scenic 
natural setting—while accommodating evolving 
needs through strategic infi ll, redevelopment, and 
expansion.

Northern Neighborhoods Enhancement

In the northern part of American Fork, land use 
changes will be minimal to maintain the stable, 
residential fabric that defi nes much of this area. 
The primary planned enhancement involves the 
creation of a small mixed-use node east of Mary and 
Art Dye Park, where agricultural land will transition 
into a blend of commercial and attached residential 
uses to complement existing neighborhoods while 
improving access to services.

Interstate 15 Corridor Development

Areas surrounding Interstate 15 are expected to see 
continued infi ll and intensifi cation, supporting a mix 
of commercial and attached residential uses. These 
developments aim to enhance walkability, improve 
connectivity between neighborhoods and shopping 
areas, and contribute to a more vibrant, cohesive 
freeway corridor.

Transit-Oriented Station Area

The Station Area is envisioned as a key hub for 
transit-oriented development, anchored by a mix of 
residential and commercial uses. As this area builds 
out, it will promote walkable neighborhoods, higher-
density housing options, and expanded economic 
activity that leverages regional transit access.

Southern Growth Areas

The southern portion of the city will develop with 
balanced residential options—from detached homes 
to higher-density housing—while the eastern sector 
will strengthen its position as a regional employment 
center through industrial and commercial expansion. 
Supporting this growth, the plan prioritizes new 
parks and open spaces throughout the area, with 
the American Fork Marina slated for revitalization 
as a signature waterfront destination combining 
recreation and environmental stewardship.

Utah Lake Conservation Zone

Farther south, near Utah Lake, land use planning 
will be guided by conservation and thoughtful 
expansion. This area’s open space and agricultural 
remnants off er opportunities for scenic preservation, 
low-impact development, and outdoor recreation.

Land Use Integration Strategy

American Fork’s land use strategy balances 
preservation with strategic growth, ensuring the 
city maintains its character while meeting evolving 
needs. By directing development to appropriate 
areas including existing neighborhoods, the plan 
creates a framework for diverse housing options, 
accessible amenities, vibrant commercial centers, 
and connected open spaces that enhance quality of 
life for all residents. 

The Future Land Use Map on the following page 
represents American Fork’s offi  cial land use plan 
and is intended for adoption as part of this General 
Plan. This map will guide future zoning decisions, 
development approvals, and infrastructure 
investments throughout the city and its annexation 
areas.
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Annexation
As part of American Fork’s 2025 General Plan, the city is evaluating potential annexations in the southern 
portion of its boundaries. These areas, currently characterized by largely undeveloped and agricultural 
lands, present a strategic opportunity for thoughtful, long-term growth. Annexation of these parcels 
would create a vital connection between the city and Utah Lake, opening doors for enhanced recreational 
access, environmental stewardship, and future infrastructure investments that align with the city’s vision of 
sustainable development.

The potential annexation areas could serve as a transition zone between existing urban development and 
the natural environment of Utah Lake. As the city plans for this expansion, careful consideration will be 
given to preserving open space, supporting agricultural heritage, and guiding new development in a way 
that respects the ecological 
signifi cance of the lakefront.

The city will pursue a phased 
annexation approach, 
prioritizing areas with 
willing property owners and 
immediate development 
potential while establishing 
long-term agreements for 
conservation areas. Key 
considerations include 
extending water and 
sewer infrastructure in a 
fi scally responsible manner, 
coordinating with Utah County 
on service transitions, and 
ensuring new development 
contributes its fair share 
toward citywide facilities 
through impact fees. 

The annexation process 
will include robust public 
engagement to address 
resident concerns about 
growth impacts while 
highlighting benefi ts such 
as enhanced recreational 
amenities, protected open 
spaces, and strengthened tax 
base to support community 
services.

LEGEND

(POTENTIAL) 
    ANNEXATION AREA

CITY BORDER
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Focus Areas
Based on stakeholder and public feedback, we have identifi ed key locations that should serve as major 
focus areas for development within American Fork. Each area plays a unique role in fostering a cohesive and 
vibrant atmosphere where the city can support its residents. The focus areas below feature unique blends 
of commercial services, public spaces, and housing variety, integrated within the community to enhance 
access to goods and services while preserving neighborhood character. A more detailed neighborhood plan 
should be developed for each of these focus areas, further guiding and directing the future of these key 
locations in the city. 

The following covers recommendations for development and potential amenities for each focus area. 

3. Downtown Node 
• Mix of residential and commercial uses 
• Increase connections to create a strong cluster of several blocks along Main Street and thereby 

create a destination 
• Add gathering places to encourage people to linger longer in the area and to enhance the 

pedestrian experience 
• Maintain the historic character while improving the overall appearance of the area 
• Redevelopment opportunities exist in the Downtown, along with the potential for changing land 

uses 
• Potential for structured parking

7. Marina

• Signifi cant amount of vacant land 
• Lakefront recreation opportunities 
• Create a cultural and recreational destination and amenity for the city 

2. Commercial Center 

• Economic engine for the city with its substantial sales tax base
• Potential for additional infi ll commercial
• Continue to attract high sales generating businesses 

6. Employment Center 

• Has highest percentage of city employment 
• Potential for redevelopment of some buildings; however, most buildings have been built since 1995 

5. East Gateway 
• Primarily commercial development should continue 
• Needs a better defi ned gateway into the city 

4. North Gateway 
• Primarily agricultural at the present time 
• Potential commercial development with good access, traffi  c counts and proximity to large retailers 

such as Walmart and other destination sites 

1. Transit Center 

• Mix of residential and commercial uses 
• Potential for commercial and entertainment district 
• Station location still to be determined 
• Centered within 1/2 mile of FrontRunner Station (per State Code 10-20-403-1)
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Transit Center 
Transit Center is expected to have some of the of the densest job growth when compared to the other 
nodes. 

Figure 28: Transit Center Employment Growth 20252050 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

The large amount of vacant land in this area, along with the transit hub, presents a significant economic 
development opportunity for the City.  Future development in this area could include office, high-
erdensity residential and entertainment/dining uses that work to create a vibrant City destination.  Station 
location options are currently being considered but connectivity with The Meadows is of prime 
importance and should be a strategic objective. 

1. TRANSIT CENTER
Overview

MarinaMarina

The large amount of vacant land in this area, along with the transit hub, presents a signifi cant economic 
development opportunity for the City. Future development in this area could include offi  ce, higher density 
residential and entertainment/dining uses that work to create a vibrant City destination. Station location 
options are currently being considered but connectivity with “The Meadows” is of prime importance and 
should be a strategic objective.
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Figure 29: Transit Center – Land Use & Acreage 

Source: Utah Automated Geographic Reference Center (AGRC), 2025; ZPFI Analysis, 2025 

Figure 30: Transit Center – Land Use & Acreage 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 
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TRANSIT CENTER: RECOMMENDATIONS / POTENTIAL AMENITIES

This transit center will be a large mixed-use hub around the FrontRunner station. By 
promoting residential and commercial uses in this area, the city will have the opportunity 
to erect a regional events center. This will be unique as the only building of its kind in 
Utah County, likely driving civic pride and an increased tax base.

Entertainment and Dining

Residential

Mixed Use

2.1.a
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Develop Local Commercial 
in the Station Area

Promote Hospitality              
Center

Ensure Mixed-use 
Residential in the Station   
Area

Install Gateway Feature

Entryway features 
elevate the character 
of a development 
and set it apart from 
the surrounding 
neighborhoods.

Potential to Relocate 
FrontRunner station

Changes to the station 
that improve multi-modal 
access are greatly desired.

Possibility for an Events 
Center

Constructing a regional 
events center would bring 
civic pride to Utah County 
and increased tax base to 
American Fork. 

Install Rail Trail

Creating a rail trail will 
allow residents to have 
greater access to public 
transportation.

Neighborhood shops and 
services for transit area 
residents

Apartments and condos 
with ground-fl oor retail

Hotels and conference 
facilities near the station

POTENTIAL AMENITIES
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Station Location Options

The location of the FrontRunner station in American 
Fork has been a central consideration for the city. 
Preliminary locations were identifi ed and vetted 
during the concept phase of the Station Area 
Plan Study (2025). After extensive analysis and 
stakeholder input, American Fork City considered 
additional station location options. From that 
research and analysis three potential viable station 
locations were identifi ed within the city. These 
options were selected based on their ability to 
accommodate the future growth of the region in 
terms of population, transportation, and access (see 
the map below).

• Default Station Location would keep the 
existing station location; 

• Option 1 is northwest of the current location 
near the Pioneer Crossing roadway;

• Option 2 currently is southeast near the 500 
East interchange

Several factors have been considered in the 
narrowing of these three options, including cost, 
economic impact, traffi  c impact and access, funding 
opportunities, and potential for redevelopment. 
As a result, the options have been organized by 
preference, with Option 1 being initially preferred 
if it can be made viable, followed by Option 2 and 
fi nally Option 3. 

The evaluation of the viability of each option is 
accomplished by setting conditions and milestones 
within a given timeframe. The year 2030 was chosen 
as the fi rst milestone year so there will be time to 
pivot to a new strategy if needed before the 2034 
Olympics.
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2. COMMERCIAL CENTER
2.1.a
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COMMERCIAL CENTER: 
RECOMMENDATIONS / POTENTIAL AMENITIES

2

This I-15 interchange provides the main access to the city. The land use in this 
area is predominantly commercial, but has the potential to be a walkable, inviting 
experiential retail hub. By investing in shopping and dining, the city can see 
growth in a casual, date-night style atmosphere.

Regional Commercial Retail

Open Space Entertainment and Dining
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Develop Wetlands Park

This area feeds into the 
pond just beyond I-15. These 
wetlands should be protected 
and can be leveraged as a 
local park. It will also serve as 
a connection to the parks and 
trails to the north of this area.

Develop Experiential 
Shopping

Experiential shopping 
opportunities will add 
diversity and resiliency to the 
existing retail offerings.

Infi ll Commercial Pad

Filling in vacant parcels or 
underutilized parking would 
enhance the intensity and 
viability of the area.

Expand Commercial Options

Bringing new businesses 
into the area would further 
improve the existing tax base.

Encourage Sit-down Style 
Restaurants
Encouraging more sit-down 
dining options will increase 
the range of eateries and 
opportunities for residents 
and visitors alike. 

Preserve Regional Retail

This area is ideal for retail 
as it is located at the hub 
of I-15, Pioneer Crossing, 
FrontRunner, and Pony 
Express. Preserving what 
is there as well as inviting 
new retailers to the area will 
maximize the land use of this 
retail zone.

Improve Access to 
Hospitality uses

By improving the multi-
modal connections between 
hospitality uses and the 
entertainment and shopping 
area, congestion will be 
minimized, increasing the 
ease of access.

POTENTIAL AMENITIES
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3. DOWNTOWN CENTER
Land use in downtown is fairly equally split between commercial/institutional and 
residential uses. Very little vacant land remains and therefore this area is best suited for 
redevelopment as much of the product in downtown is aging, especially as compared to 
other commercial and employment centers in the city.
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According to Destination Downtown, which has conducted extensive research into 
successful downtowns, a city needs to have retail clustering in at least three contiguous 
city blocks. This can start with just one or two blocks and some “pioneer” investors who 
are patient. For American Fork, this could include several blocks along Main Street, with 
increased connectivity between key destinations. Connectivity can include buses, trolleys, 
pedestrian walkways, greenways, improved facades that encourage walkability and 
improved signage.

Anchor tenants are important to a successful downtown – those destination businesses 
that draw people to the area. Examples include a specialty ice cream store, used-
bookstore, bakery, party supplies, beauty supplies, gift stores, children’s clothing, unique 
restaurants, etc.

Another key to a successful downtown area is for people to live in the downtown area, 
thereby creating a 24/7 population and adding vibrancy to the area. Businesses should 
stay open after 6:00 p.m. to serve this clientele, as well as other visitors to the area.

Walkable, friendly streets, as well as community gathering spots, are important in 
downtowns. Some cities have provided downtown amenities such as small pocket parks, 
ice ribbons, picnic areas or splash pads in order to encourage the public to come and stay 
in the area.

Where is downtown? Signage and branding help establish an image and solidify the 
idea that one has arrived at an important and desirable place. They send the message, 
“Stop, stay awhile, and spend some time with us.” Businesses that extend out onto the 
sidewalks, whether it is a sidewalk sale, or small table and benches, also create a friendly 
atmosphere.

American Fork’s downtown has some great historic buildings. While redevelopment and 
development can occur in the downtown, care should be taken to ensure that the historic 
nature of the area remains a strength.

The commercial year built for properties in downtown is shown for properties where year 
built data is available.
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Figure 11: Commercial Year Built Downtown 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

As shown in Figure 11, several of the commercial buildings in Downtown were built before 1980.  Further, 
commercial improvement values in downtown are generally low, suggesting that multiple properties are 
ripe for redevelopment. While other factors such as physical condition of buildings should be considered, 
low improvement values are one indicator of redevelopment potential. 

Figure 12: Commercial Improvement Values Downtown 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

As shown in Figure 11, several of the commercial buildings in Downtown were built 
before 1980. Further, commercial improvement values in downtown are generally low, 
suggesting that multiple properties are ripe for redevelopment. While other factors such 
as physical condition of buildings should be considered, low improvement values are one 
indicator of redevelopment potential.
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Downtown American Fork has had a 
number of studies completed to help 
envision its future. The most recent 
Main Street Vision plan has outlined the 
history, zoning, core development, road 
cross sections, streetscape elements, and 
gateway design. Future efforts should be 
made to protect the historic architecture 
and establish the downtown as the heart of 
the city. 

Design elements discussing public 
gathering spaces, active transportation, 
branding and wayfi nding, and the 
proposed streetscape elements should 
be implemented. Additional funding or 
studies should be focused on constructing 
community enhancements and other 
improvements to create development 
interest within this area. The images 
below delineate some of the proposed 
improvements for the Downtown area.

ALTABANK

2.1.a
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Offi ce Open Space Mixed Use

Retail Commercial

Entertainment and DiningCivic Core

DOWNTOWN CENTER: 
RECOMMENDATIONS / POTENTIAL AMENITIES
Downtown American Fork has great potential. By emphasizing gathering spaces, 
community events and civic facilities in this area, the city can support hometown 
pride in its residents. Promoting higher intensity in housing units will allow for a 
greater commercial presence as well, continuing to invite visitors to visit.
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Create Public Gathering 
Space

This location currently 
emphasizes civic services. 
Public gathering spaces 
such as festival streets and 
farmer’s markets would 
enhance the downtown 
character and American 
Fork City’s culture. 

Support Adaptive Reuse 
Efforts

Encouraging business 
owners to adapt older 
buildings to suit their 
business needs will 
preserve the historic nature 
of the area.

Enhance Multi-modal 
Transportation

Investing in multi-modal 
transportation allows the 
city to better meet the 
needs of its residents. This 
multi-modal transportation 
system could include a city-
wide circulator. 

Increase Number of 
Residential Units and 
Types
Encouraging a range 
of housing types in the 
downtown will increase 
its vibrancy and support 
existing uses.

Encourage Arts, 
Beautifi cation Measures, 
and Branding
Creating a brand will help 
unify and invigorate existing 
uses and character of the 
downtown. Potentially 
redeveloping surface parking 
into structured parking 
can enhance the beauty 
and environment of the 
downtown as well.

Preserve Historic Buildings

Residents expressed deep 
interest in protecting the 
city’s historic buildings 
and architecture. 
By encouraging the 
preservation of these 
structures, the city 
maintains its historic 
downtown atmosphere and 
legacy.

Develop Municipal 
Complex
Residents expressed the 
importance of linking civic 
offi ces and services. By 
constructing a municipal 
complex, the city can 
provide consolidated and 
effi cient services to its 
residents.

Redevelop Downtown Core

Residents expressed a 
desire for downtown 
to be redeveloped. 
By encouraging new 
businesses to come to 
town there is a need for 
new buildings to match the 
historic feel.

Encourage Experiential 
Retail

Experiential shopping 
opportunities will provide 
new opportunities for 
residents

POTENTIAL AMENITIES
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4. NORTH GATEWAY

Coordinate with Highland City 
to Create a Cohesive plan

The northern portion of this 
property is part of Highland City. 
By coordinating development 
with them, the neighborhood 
can be cohesive and highly 
desirable.

Trail Connection to Mary and 
Art Dye Park

Recreational access is 
enhanced by connecting to the 
neighboring regional park and 
trail system. This will elevate the 
lives of residents.

Food Trucks

Food trucks allow for small, 
temporary dining options, where 
permanent options may not be 
feasible.

Neighborhood Commercial

Residents commented that 
they would like to see more 
small commercial options in this 
area. Providing these services 
minimizes traffi c and congestion 
concerns.

Attached, Detached, and missing 
middle home-types, including a 
potential 55+ community would 
create a balanced sustainable 
area.

Mixed Residential Unit Types

Entryway features elevate the 
character of a development and 
set it apart from the surrounding 
neighborhoods.

Entryway Features

Creating public gathering spaces 
would enhance the character of 
this gateway area. These spaces 
could be plazas, concert venues, 
greens, etc.

Gathering Areas

Figure 27:  North Gateway Land Use and Acreage 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

The North Gateway area is almost entirely agricultural at the present time. This area 
should be considered another entrance to the city and should capitalize on the good 
traffi c counts along the corridor. A retail center with a mix of uses, could thrive in this 
area building on the traffi c already coming to the Walmart a few blocks to the north. The 
Utah State Developmental Center is located in the southern portion of this area and a golf 
course is located on the western edge, thereby creating a good buffer for commercial 
development.

POTENTIAL AMENITIES
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NORTH GATEWAY: 
RECOMMENDATIONS / POTENTIAL AMENITIES

North gateway has the potential to be an exciting mixed-use residential and commercial 
zone. By prioritizing recreational and entertainment amenities, alongside neighborhood 
commercial, the city can guide this area to be an attractive residential community.

Open Space Mixed-Use

Neighborhood CommercialEntertainment and 
Dining
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East Gateway 

East Gateway is composed primarily of commercial uses.  Over time some of the remaining single-family 
uses could potentially change to commercial uses.  There is also redevelopment potential for some of the 
older and less costly buildings in this node. 

Figure 24: East Gateway – Land Use Acreage 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

This area needs to be defined as an entrance into American Fork with either signage, landscaping, monu-
ments or other means of distinguishing this entry point. 

Figure 25: East Gateway – Land Use 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

5. EAST GATEWAY

This area needs to be defi ned as an entrance into American Fork with either signage, 
landscaping, monuments or other means of distinguishing this entry point.

East Gateway is composed primarily of commercial uses. Over time some of the remaining 
single-family uses could potentially change to commercial uses. There is also redevelopment 
potential for some of the older and less costly buildings in this node.
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Figure 26: East Gateway – Commercial Improvement Value 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 
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EAST GATEWAY: 
RECOMMENDATIONS / POTENTIAL AMENITIES
East gateway is an extension of the downtown core. The residential and 
commercial uses fl ow into this area. Erecting a gateway feature in this area would 
set American Fork apart from its neighbors, letting visitors know they have arrived 
in a truly unique and exciting place for recreation and entertainment.

Offi ce Retail

Mixed-Use Residential

Open SpaceCommercial
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Promote Housing to 
Support Commercial

In order to support 
commercial growth, there 
must be an increase in 
housing options.

Explore “Rail Trail” 
Opportunities

Creating a rail trail will 
allow residents to have 
greater access to public 
transportation.

Professional Services

Residents expressed their 
desire for professional 
services to be located 
closer to home. Encourage 
doctors, dentists, and other 
specialists to practice in the 
city. Enhance Streetscape

Residents expressed their 
desire for a more inviting 
and comfortable experience 
walking through this district.  
Investing in street trees, 
plants, light fi xtures and 
other materials will enhance 
the experience to all who 
travel through.

Enhance Amenities at 
Bamberger Park

This park currently has 
a retention basin and a 
children’s soccer pitch. By 
investing in this park, the 
city can reinforce this area 
as a gateway.

Mixed-use Infi ll

Fill in unused space by 
encouraging mixed-use 
developments. This will 
invite new businesses and 
more housing options.

Establish Iconic Gateway 
Features

Entryway features 
elevate the character of 
a development and set it 
apart from the surrounding 
neighborhoods.

POTENTIAL AMENITIES
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Employment Center 
Employment Center is almost entirely commercial development and is the largest employment center in 
the City. 

Figure 17: Employment Center – Land Use by Acreage 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

Figure 18: Employment Center – Land Use 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

6. EMPLOYMENT CENTER
2.1.a

Packet Pg. 50

A
tt

ac
h

m
en

t:
 2

6-
1-

20
_A

m
er

ic
an

_F
o

rk
_G

en
er

al
_P

la
n

_D
R

A
F

T
 1

.2
0.

20
26

  (
C

o
d

e 
A

m
en

d
m

en
ts

, G
en

er
al

 P
la

n
, Z

o
n

in
g

)



49

Employment Center has significantly more jobs than commercial center, the next largest employment 
center in the City. It is projected to see strong growth in the future. 

Figure 19: Current Job Count by Node 

Source: Utah Automated Geographic Reference Center (AGRC), Transportation Area Zones, 2019 

Figure 20: Employment Center - Employment Growth 2025 – 2040 

Source: Utah Automated Geographic Reference Center (AGRC), Transportation Area Zones, 2019 
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Figure 21: 2019 Employment Density 

Source: Utah Automated Geographic Reference Center (AGRC), Transportation Area Zones, 2019 

Building improvement values in the Employment Center are relatively low for many buildings, indicating 
the potential for redevelopment.  Since a strong employment center is already in place in this area, it is 
likely that this area would continue to develop or, in some cases, redevelop with additional office space. 
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Figure 22: Employment Center Improvement Value 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

While some improvement values are low, most of the buildings in this area have been built since the 1990s, 
with many of them built since 2010.  Therefore, it is most likely that this area will continue in its current 
path. 

Figure 23: Employment Center Commercial Year Built 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 
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EMPLOYMENT CENTER: 
RECOMMENDATIONS / POTENTIAL AMENITIES

This center is currently used as a commercial and automotive-focused service 
hub.  Because it is performing these services already, it is an ideal location to 
encourage similar activities. This area would be a great place to encourage 
business and construct an offi ce park. 

Commercial

Offi ce

Mixed-Use

Manufacturing
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500 E. Rebrand

A re-branded 500 E. lets 
visitors know they have 
entered the city and sets 
American Fork apart from 
its neighbors.

Service Center

Due to the presence of 
distribution facilities and 
fl ex-use buildings, this is 
an ideal place for truck 
stops and repairs, fuel, 
showers, etc.

Mixed-use Area  

A mixed-use area will 
merge residential 
options with offi ce 
and employment 
opportunities.

Vehicle Sales

Due to a current 
presence of car 
dealerships, this would 
be an ideal location for 
the introduction of RV, 
boat, and other vehicle 
sales.

Flex Uses 

This region of the area can 
be utilized by many uses: 
offi ces, manufacturing, 
recreation, storage, etc.

Gateway Features

Entryway features set 
cities and their focus 
areas apart from the 
surrounding neighbors. 
By constructing these 
features, the city lets 
visitors know they have 
stepped into an area 
that is unique and 
special.

Adaptable Work Spaces

Work spaces such as Kiln 
provide for unique work 
opportunities in the 
city. These businesses 
provide rentable desks 
or offi ces for work teams 
and individual workers.

Distribution Facilities

Because this is located 
on I-15 and surrounded 
by related activities, this 
is an ideal location for 
distribution services. This 
activity is already present 
in the area, so this is a 
great spot to introduce 
more.

Offi ce Park

There are already offi ce 
buildings present in the 
area. Its proximity to the 
I-15 interchange makes 
this location attractive. 
This is an ideal location 
to introduce more as the 
market allows.

POTENTIAL AMENITIES
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Recreation Center 
This node has enormous potential with a significant amount of vacant land, lake frontage and a boat harbor. 
Located at the foot of scenic mountains, this area could become a significant entertainment destination for 
American Fork.  However, in order to become a “destination,” this area needs to expand its existing facilities 
to include a wider variety of outdoor experiences while building on its beachfront and marina atmosphere. 
Additional activities could include amenities such as more beachfront and docks, rentals of lake equipment 
(i.e., kayaks, etc.), amphitheater, zip lines, etc. 

Figure 13: Recreation Center – Land Use Acreage 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

Most of the vacant land in the recreation center area is close to the waterfront although not located 
directly along it. 

Figure 14: Land Use Recreation Center 

Source: Utah Automated Geographic Reference Center (AGRC), 2025 

7. MARINA AREA
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The American Fork Marina is a wonderful 
opportunity to provide a wide range high-
quality amenities and services for the city as 
a whole, but more specifi cally for residents 
in the southern part of the city. One reason 
for not having met the area’s potential 
is the issue of mosquito abatement. As 
mentioned in the Open Space element, 
several gaps exist in the southern part 
of the city. This focus area could help 
minimize those gaps, and offer several 
outdoor recreation opportunities non-

existent in more urbanized communities.
The conceptual graphic below shows 
one potential layout for the greater 
marina area. This concept has a range 
of entertainment, active and passive 
recreation amenities. It also contains resort 
style amenities that would help transform 
the marina into a destination for the larger 
region. This concept prioritizes the most 
common feedback received from residents 
throughout the city, but more specifi cally 
those who reside south of I-15.

Potential Marina Concept
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MARINA AREA: 
RECOMMENDATIONS / POTENTIAL AMENITIES

American Fork has a unique opportunity to do something no other city has done. This 
center has great lake-front real estate and could be very successful in leveraging it. By 
improving the marina area and adding entertainment and retail experiences, this area 
could serve as the top resort and camping location on Utah Lake.

Commercial

Mixed Use / Hospitality

Recreation

Entertainment and Dining
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Wetland Conservation 
Park 

Encourage Timpanogos 
Special Service District 
(TSSD) to dedicate 
wetland as public-facing 
conservation park that still 
meets the needs of TSSD.

Enhance Campground

Encourage RV, tent, and 
cabin accommodations for 
visitors.  Amenities will draw 
vacationers and recreators 
that will be looking for 
various accommodation 
options.

Develop Waterfront 
Commercial Center

Experiential shopping 
will draw shoppers to this 
center.

Develop Gathering Areas

Gathering areas, plazas, 
and festival streets can add 
space for visitors to have 
somewhere to gather.

Preserve Bird Habitat

Preserving bird habitat 
will create space for the 
city’s wildlife to thrive, 
and natural mosquito 
abatement.

Potential for Year Round 
“The Forest” Events

Encourage The Forest to 
feature several themed 
holiday events: Easter egg 
hunts, Christmas sleigh 
rides, etc.

Connect & Maintain     
Lakeshore Trail
Construct a trail through 
the project and connect to 
surrounding trail system.

Create Public Beach

Provide a swimming 
beach that features various 
amenities, such as a fl oating 
obstacle course.

Expanded Marina

Utah is lacking a unique 
marina experience. By 
opening up motorized 
and non-motorized arms 
of the marina the city can 
capitalize on this form of 
recreation by including 
additional amenities.

Entertainment-Focused 
Area
Because this has the 
chance to be a really unique 
getaway attraction, various 
entertainment venues 
should be considered. Additional Water 

Recreation Opportunities

Utah Lake has a history 
of offering various boat 
excursions and other 
opportunities. By bringing 
activities such as cross-lake 
ferrying, dinner cruises and 
sight-seeing tours back, 
the city can reignite a form 
of tourism that has excited 
Utah County for hundreds 
of years.

POTENTIAL AMENITIES
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Passive Picnic Park
Provide space for passive 
recreation in conjunction 
with the campground and 
other recreational areas.

Improve Access to 500 E. 
Interchange

It is especially important to 
improve this route for those 
who are towing boats and 
other water vehicles.

Look into Resort Rental Areas
Study the potential for 
additional resort amenities 
with either public or private 
partnerships.

Outdoor Dining

Create a relaxing 
atmosphere to enjoy 
outdoor dining experiences. 

Encourage Additional         
Boat Storage
Allow for areas of additional 
long-term boat storage 
near marina.

Shared Parking in “The 
Forest”
Look into feasibility of 
shared parking lot on outer 
edges of site to maintain 
walkability in the core of 
the development. 

Enhanced Parking for   
Boats and Vehicles
Elevate parking options for 
boat users. Ensure that boat 
parking does not interfere 
with pedestrian activities.

POTENTIAL AMENITIES (continued)
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Roadway Functional Class Defi nition

American Fork’s roadway functional classifi cation 
includes arterials, collectors, local streets, and 
Transit-Oriented-Development roadways. The city’s 
municipal code provides cross-sections that specify 
the necessary right-of-way (ROW), lane widths, side 
treatments - curb and gutter, sidewalks, landscaping, 
or bike lanes. Detailed in the Transportation Master 
Plan, each classifi cation can be found in the table 
below: 

Transportation Goals &
Objectives
The transportation section of this General Plan 
will guide American Fork to eff ectively plan, 
allocate resources, and sustain an effi  cient overall 
transportation network to support long-term 
community needs.  

1. Improve safety and mobility for all   

Streets and pathways are designed for people 
of all ages and abilities to move around 
comfortably and securely              

2. Prioritize access to transit, trails, and bicycle 

networks 

Neighborhoods are connected directly to key 
transportation and recreation options through 
safe, convenient routes                                                              

3. Increase opportunities for non-vehicular 

modes of transportation 

Implementing improvements for walking, 
biking, driving, and transit help make these 
practical choices for everyday travel

4. Emphasize a high degree of accessibility to 

the FrontRunner station from all modes of 

transportation

Encourage and promote simple and intuitive 
access points to the station for the following 
modes: walking, biking, taking the bus, or 
driving

Roadway Functional Classifi cation

The roadway functional classifi cation system is 
a hierarchy based on roadway attributes such as 
vehicle speed and access. Higher street classifi cation 
levels indicate a higher level of mobility with limited 
access. Lower street classifi cation levels have less 
mobility, but higher access. Classifying the function 
of roadways helps measure for increases in travel de-
mand and other changes in the road’s use that can 
negatively impact the original design intent.
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Roadway Cross Sections Key Elements

The American Fork design standards,  Sec 15.01.100 
Streets, outline additional requirements for specifi c 
street design, width, alignment, and connection to 
existing infrastructure. Existing and future functional 
classifi cations are shown in the following table and 
fi gures.
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Existing Functional 
Classifi cation
The existing functional roadway classifi cation and 
intersection control are shown in the following. 

Intersection Control
Intersections are critical points within the 
transportation network, where multiple travel 
modes converge and traffi  c volumes peak. The 
way intersections are designed and controlled has 
a signifi cant impact on the safety, effi  ciency, and 
accessibility of the overall system. Intersection 
control strategies range from signals, stop-control, 
and roundabouts, all of which are used in American 
Fork. 

Roundabouts
For unsignalized intersections anticipated to 
perform poorly in terms of level of service, the 
city should consider roundabouts as a preferred 
alternative to traditional traffi  c signal installation. 
Research supported by the Federal Highway 
Administration (FHWA) and international case 
studies highlight roundabouts as a highly eff ective 
strategy for enhancing intersection safety. In 
particular, single-lane roundabouts have been 
shown to outperform two way-stop-controlled 
intersections in terms of safety, leading to notable 
reductions in both the frequency and severity of 
crashes. See the fi gure below for the standard typical 
roundabout design in American Fork.

FHA Proven Safety Counter Measures 

Roundabout at 980 N. and 500 E.Roundabout at The Meadows
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Signals
The need for new traffi  c signals will be based on the 
requirements contained in the Manual on Uniform 
Traffi  c Control Devices (MUTCD). In determining 
the location of a new signal, traffi  c progression 
is of paramount importance. When considering 
the placement of a new traffi  c signal, maintaining 
coordinated signal timing is a key factor. 

To support effi  cient travel speeds and roadway 
capacity, signals are typically spaced at intervals of 
at least one-half mile. However, on lower-volume 
collector streets, closer spacing may be considered 
if engineering  evaluation confi rms that signal 
coordination can be preserved. Pedestrian activity 
is also a key factor in signal decision-making to 
ensure that walk signals and crossing times are 
adequately refl ected in the plans. To account 
for existing site conditions and achieve the best 
possible progression, a formal traffi  c engineering 
study should be evaluated. Traffi  c signals should 
only be installed when they meet the warrant criteria 
outlined in Chapter 4c of the MUTCD. 

Stop Control 
The city should prioritize the use of roundabouts to 
manage traffi  c on low to medium volume streets. 
Where roundabouts aren’t practical either due to 
fi nancial constraints or sight distance concerns, 
stop-control may be an appropriate intersection 
control treatment. Four-way stops should be avoided 
on Collector streets and avoided on Arterial streets 
where possible. Any use of stop control should 
follow guidelines and warrants set forth in the 
MUTCD.

Signalized Intersection at State Street and 100 East

Four-Way Stop at 1120 North and 150 West
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RTP Project Description Funding Phase Cost (2023) RTP Project Number

I-15 Freeway - 
Managed Motorways

Spot Improvements to 
System including Entry 
Ramps

1 $42,000,000 H1

Vineyard Connector 
/ Pleasant Grove 
Boulevard Connector

New and Widen to 5 
Lanes

1 $272,700,000 H37

Pioneer Crossing 
Operational 
Improvements

New Reversible Lanes 1 $77,000,000 H35

State Street Widen to 7 Lanes 1 $43,400,000 H11

State Street Widen to 6 Lanes 2 $20,300,000 H62

Lehi South Express-
way (alternative)

New Freeway (13.8 
miles)

3 $740,800,000 H72

Lehi South Express-
way (alternative)

New Freeway (5.7 
miles)

3 $740,800,000 H72

Pioneer Crossing 
Expressway

New Freeway 3 $740,800,000 H72

I-15 Capacity 
Improvements

Capacity 
Improvements which 
can include Collector / 
Distributor or Frontage 
Roads

3 $820,600,000 H65

Mill Pond Road New and Widen to 3 
Lanes

Unfunded $20,100,000 H96

Meadows Crossing New and Widen to 5 
Lanes

Unfunded $150,600,000 H94

Regional Transportation 
Plan: Highway Projects
The Mountainland Association of Governments has 
identifi ed eleven projects in American Fork in the 
2023 Regional Transportation Plan. The following 
table outlines key highway projects aimed at 
supporting regional mobility, traffi  c fl ow, and long-
term growth in the American Fork and surrounding 
region.

Four of these projects have Phase 1 funding 
including:
• I-15 Spot Improvements
• Vineyard Connector
• Pioneer Crossing operational improvements
• State Street widening to seven lanes

Table: RTP Highway Projects
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2018 Transportation Master Plan /
Element of the General Plan

The 2018 Transportation Element of the General Plan 
serves as a comprehensive foundation for managing 
and guiding the city’s evolving transportation 
network. The element was drafted as both a long-
range planning tool and a technical master plan, 
enabling the formulation of the roadway portions 
of the Capital Facilities Plan and supports the city’s 
eff orts to accommodate projected growth and 
future demand. 

This plan is instrumental in directing coordinated 
eff orts of the city’s engineering, public works, 
and planning departments. It includes detailed 
assessments of roadway classifi cations, traffi  c 
volumes, levels of service, transit access, non-
motorized modes, and intelligent transportation 
systems. Additionally, it evaluates future 
transportation scenarios through travel demand 
modeling and outlines specifi c needs for corridor 
preservation, intersection improvements, and safety 
strategies. The document also addresses access 
management, ADA compliance, wayfi nding, and 
special considerations tied to key roadway segments 
and growth areas. 

Several key topics and considerations are 
highlighted throughout, included in the following 
sections.

Access Management
American Fork City has an Access Management 
Manual that establishes concepts and standards 
consistent with guidelines established by the FHWA, 
AASHTO, TRB, and ITE. These detailed guidelines for 
access management should be referred to when 
planning or designing new roadways or driveways. 
For UDOT owned roadways in American Fork, UDOT’s 
access management guidelines are applicable and 
should be followed.

Offset Intersections
Off set intersections often have negative impacts 
on traffi  c fl ow and can potentially create capacity 
problems at intersections where the left turn 
storage areas overlap, forcing queued vehicles 
into through traffi  c lanes. Aligning access on both 
sides of the street will minimize confl ict points in 
the roadway and provide safer and more effi  cient 
traffi  c fl ow. Off set intersections should be avoided 
whenever possible and should never be approved 
with new development.

Center Street and State Street - Proper Intersection
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Corridor Preservation
In identifying and planning for new transportation 
facilities, corridor preservation techniques should 
be employed. The main purposes of corridor 
preservation are to:

• Preserve the viability of future options
• Reduce the cost of these options, and 
• Minimize environmental and socio-economic 

impacts of future implementation

The city’s Access Management Manual should 
serve as the guide when laying out and planning 
future roadways. Several techniques for corridor 
preservation that are benefi cial and easily 
implemented include:

• Developer Incentives and Agreements
• Exactions
• Fee Simple Acquisitions
• Transfer of Development Rights and Density 

Transfers
• Land Use Controls
• Purchase of Options and Easements
• Annexation

Community Wayfi nding
As outlined in the MUTCD, community wayfi nding 
signage is part of a coordinated and continuous 
system of signs that direct road users to key civic, 
cultural, visitor and recreational attractions within a 
city. Community wayfi nding signs have consistent 
colors and function as an overall destination guide 
for a city. Community wayfi nding signage is a key 
component of the Main Street Vision and will assist 
residents and visitors in locating key destinations 
and attractions. See a visionary wayfi nding signage 
location map from the 2018 plan in the fi gure that 
follows. 

Community Wayfi nding Signage Location Vision
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Main Street - Planned Cross Section

This vision for Main Street includes expanded space 
for on-street parking, making for a safer loading 
and unloading experience. Additional treatments 
increase safety for pedestrians with high visibility 
colored pavement treatments and curb bump 
outs at each intersection, narrowing the feel of the 
roadway for vehicles and slowing speeds.

Main Street - Pedestrian Realm Details

Other treatments include the addition of street 
lighting to provide a more balanced feel to the 
roadway. These are recommended to be placed 
every 150 feet, providing a consistent line of lighting 
across the length of the roadway. Additionally, the 
vision includes a 3-4 foot high retaining wall along 
the east side of 100 East to provide temporary 
seating for pedestrians.

Planned Roadway Projects 

Pioneer Crossing
The Utah Transportation Commission has 
approved a Pioneer Crossing Flex Lanes project 
at an estimated cost of $77 million. This project 
would provide two additional travel lanes in the 
peak direction of travel depending on the time 
of day (just like 5400 South in Salt Lake County). 
The project would also re-stripe Pioneer Crossing 
from Redwood Road to Mountain View Corridor to 
provide one additional travel lane in each direction 
throughout the day. Most work is expected to be 
completed within the existing state right of way. 
Construction is expected to start as early as 2025 
or 2026. 

Main Street Master Plan & Vision
The American Fork Main Street Vision, developed 
between 2010-2016 in coordination with UDOT 
and MAG, provides a conceptual framework for 
future enhancements along Main Street from 
200 East to 200 West. While conceptual designs 
were completed in 2016 with an estimated 
implementation cost of $2.4 million (2016 dollars), 
this project remains in the planning phase 
pending funding allocation. 

The Main Street Vision continues to guide long-
term corridor planning decisions and will be 
reassessed as funding opportunities arise in 
conjunction with regional transportation priorities.
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Main Street - Planned Cross Section Lighting Details

200 South Project
American Fork is planning and building major 
multimodal improvements along the 200 South 
corridor in the Station Area including mid-block 
crossings, a shared-use path, and sidewalk. See the 
plan views and cross sections (in the appendix) for 
more specifi c design details. Phase 1 includes the 
Roundabout near I-15 and the railroad tracks and 
was constructed in 2024. Additional Improvements 
are planned continuing west from here through the 
existing FrontRunner station.

200 South and 300 West Prior to 200 South Project

Meadows Crossing
The Meadows Crossing project was fi rst studied 
in 2015 as a proposed 5-lane roadway connection 
between The Meadows shopping district and the 
American Fork FrontRunner Station. I-15 and the 
existing rail line act as barriers hindering east-
west connectivity between the two areas. New 
residential development west of I-15 has made this 
project an increasing priority for the city in order to 
maintain reasonable access and connectivity. The 
project is unfunded in the 2023 RTP.

Meadows Crossing Study Goals
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Active Transportation 
Active transportation includes any form of non-
motorized transportation such as walking or biking. 
Greater use of active transportation modes can 
have a positive impact on community health, street 
safety, environmental quality, economics, and 
general quality of life metrics. American Fork has a 
Bicycle and Pedestrian Master Plan Map that was 
updated in 2023. This plan establishes a vision for 
bicycle and pedestrian facilities in American Fork 
and lays out a framework for how to best achieve the 
vision. Included in the plan are recommendations 
for improvements to the active transportation 
network including bikeways, and walkways, and 
overall program recommendations geared towards 
safety and education. See the Active Transportation 
Facilities fi gure for the overall Bicycle and Pedestrian 
network vision that includes existing facilities and 
proposed facilities. 

Regional Transportation Plan:
Active Transportation (AT) Facilities
The table that follows provides an overview of 
proposed active transportation projects in American 
Fork in the 2023 Regional Transportation Plan. 
These projects aim to enhance the area’s bicycle 
and pedestrian infrastructure, support regional 
connectivity, safety, and encourage wider access to 
active transportation options. Each project includes 
a brief description of the type of facility, phase of 
implementation, an estimated cost in 2023 dollars. 

The types of improvements represented in the table 
include:
• Bike Lanes
• Cycle Tracks
• Shared Use Paths and Trails
• Multi-Use Facilities

Estimated costs range widely for each project - 
from smaller on-street bike lane improvements 
to major regional trail investments like the Utah 
Lakeshore Trail and the Powerline Trail. The phase of 
implementation refl ects prioritization level for each 
project. 

700 South Bike Facilities

Cycle Track at 350 S. and 900 W.
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RTP Project Description Funding Phase Cost (2023) RTP Project Number

American Fork 200 E 
/ 300 E Bike Lanes

New Bike Facility - 
Lane

1 $590,000 A2

North County 
Boulevard Buff ered 
Bike Lanes

New Bike Facility- 
Buff ered Lane

1 $570,000 A16

Lehi and American 
Fork East / West 
Cycle Track

New Bike Lanes and 
Cycle Track

1 $2,700,000 A10

American Fork 
FrontRunner to 
Highland Trail

New Pathway 1 $4,790,000 A7

American Fork 
North / South Shared 
Use Path

New Pathway 1 $3,020,000 A8

Utah Lakeshore Trail New Pathway, Con-
necting with Existing 
Facilities

1 $25,900,000 A1

Historic Utah South-
ern Rail Trail

New Pathway 1 $12,530,000 A13

UC 9600 N Bike 
Lanes

New Bike Facility - 
Lane

2 $530,000 A61

American Fork 200 
W, 150 W, UC 6000 
W Bike Lanes

New Bike Facility - 
Lane

2 $760,000 A59

American Fork 1500 
S Bike Lanes

New Bike Facility - 
Lane

2 $360,000 A57

State Street / US 89 
Buff ered Bike Lanes

New Bike Facility - 
Buff ered Lane

2 $570,000 A75

US 89 / State Street 
Buff ered Bike Lanes

New Bike Facility- 
Buff ered Lane

2 $630,000 A104

American Fork 1100 
S Buff ered Bike Lanes

New Bike Facility- 
Buff ered Lane

2 $360,000 A55

Vineyard Connector 
Trail & Buff ered Bike 
Lanes

New Buff ered Bike 
Lanes and Multi-Use 
Pathway

2 N/A A105

American Fork 570 
W Trail

New Pathway 2 $1,210,000 A95

Powerline Trail New Pathway 2 $15,180,000 A71

Table: MAG 2050 Regional Transportation Plan AT Projects
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REGIONAL TRANSPORTATION PLAN Future Project

HISTORIC RAIL TRAIL 
PHASE 1

HIGHLAND TRAIL TO 
FRONTRUNNER

PHASE 1

SHARED USE PATH 
PHASE 1

LAKESHORE TRAIL 
PHASE 1

BUFFERED BIKE 
LANES / MULTI USE 

PATH 
PHASE 2

NEW PATHWAY
PHASE 2

POWERLINE TRAIL 
PHASE 2

200/300 E. BIKE LANE 
PHASE 1

200/150 W. 
BIKE LANE
PHASE 1

STATE ST. 
BUFFERED
BIKE LANE
PHASE 2

1100 S. BUFFERED 
BIKE LANE 
PHASE 2

NORTH CO. BLVD. 
BUFFERED BIKE LANE 

PHASE 1

1500 S. BIKE LANE 
PHASE 2

STATE ST. 
BUFFERED
BIKE LANE
PHASE 2

WEST CYCLE TRACK 
PHASE 1

Lehi 600 E / Center Street 
North / South Connection

New Bike Lane and 
Multi-Use Pathway

2 $4,040,00 A60

Lehi to Murdock Canal Trail 
Alternative to UC 9600 N

New Bike Lane and 
Multi-Use Pathway

2 $1,650,00 A66

Lehi Center Street Connection New Pathway Crossing 
under I-15

2 $4,040,000 A60

MAG 2050 Regional Transportation Plan:
AT Projects
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Public transit service is provided by Utah Transit 
Authority (UTA). UTA operates bus service, commuter 
rail, and rideshare by VIA in American Fork. The 
FrontRunner Commuter Rail is a regional train service 
running every 30-60 minutes from Monday through 
Saturday. It runs North-South through the city and 
services a stop in American Fork. Bus route 806 and 
807 operate with limited service and route 850 is 
a frequent bus route with buses coming every 15 
minutes. Existing transit service is shown in the fi gure 
above. 

UTA 5-Year Service Plan
UTA recently updated their fi ve-year service plan. 
Plans in American Fork include a new alignment and 
route, 809, as well as a Bus Rapid Transit (BRT) facility 
through the core of the city on State Street. These 
improvements to transit service aim to provide more 
frequent and reliable transit options for residents and 
visitors. 

Public Transit 

UTA Existing Network
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RTP Project Description Funding Phase Cost (2023 RTP Project Number

FrontRunner 
Additional Double 
Track

Additional Double 
Track

1 $280,000,000 T15

Central Corridor 
State Street Core Bus 
Route

Service Improvements 1 $13,800,000 T7

Central High 
Frequency Corridor, 
Bus Rapid Transit

New Bus Rapid Transit 
Service High Frequen-
cy Corridor Option

2 $800,000,000 T12

Central High 
Frequency Corridor, 
Light Rail

New Light Rail Service 
High Frequency Corri-
dor Option

Unfunded $1,680,000,000 T14

FrontRunner Fleet 
Upgrades Utah 
County

Rail Electrifi cation Unfunded $573,900,000 T13

UTA FrontRunner Station Ticket Kiosk and Bike Cages

Regional Transportation Plan:
Public Transit Projects
The following table highlights major proposed 
transit investments far into the future. Each project 

UTA Bus Stop on State Street

includes a description of the planned project, phase 
of implementation, and an estimated cost as of 2023. 
Planned projects include:
• FrontRunner enhancements
• Bus Rapid Transit
• Light Rail (unfunded)
• Bus Service improvements

Table: MAG 2050 Regional Transportation 
Plan Transit Projects
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Connectivity
A roadway network with strong connectivity 
provides multiple travel routes between destinations 
within a city. Well-planned collector and arterial 
routes help evenly distribute traffi  c across the 
system, while a connected local street grid supports 
shorter trips without placing increased burden 
on major corridors. A well functioning network 
improves overall access, shortens travel times for 
all users, and can help minimize the need for future 
road widening. Strong connectivity also supports 
emergency response by enabling quick access and 
providing evacuation routes during emergencies.

Priority Transportation Connections
Recent legislation, eff ective July 1, 2027, requires 
all municipalities within a Metropolitan Planning 
Organization boundary - such as American Fork - to 
proactively address connectivity challenges in their 
General Plan. Specifi cally, this includes identifying 
priority connections that would remove physical 
barriers, such as waterways, and improve access 
for vehicles, transit, bicycles, and pedestrians to 
signifi cant economic, educational, recreational, and 
other key destinations. 

Signifi cant Destinations
This section provides a look at existing connectivity 
barriers in the city and identifi es priority connectivity 
projects that aim to address these barriers. The 
following map depicts destinations of signifi cance 
in American Fork and common barriers that impact 
connectivity. These destinations include schools, 
retail centers, public facilities, and other key assets. 

Schools

Fifteen schools are distributed throughout American 
Fork ranging from Pre-K - 12th grade. The most 
notable concentration of these is at the core of the 
city including Forbes Elementary, Shelley Elementary 
School, and American Fork High School.  

Connectivity barriers:
• The Union pacifi c rail line poses challenges to 

crossing safety for walking and biking modes

Retail Centers

There are fi ve key retail centers. Each of these are 
positioned between State Street, railroad tracks, 
and the Interstate-15 corridor. These facilities pose 
mobility challenges for each transportation mode 
in connecting residents to retail centers in the city. 
Meadows Crossing, the city’s largest commercial 
area, is continuing to be evaluated for potential 
new connections across I-15 to help remedy vehicle 
congestion challenges at Pioneer Crossing.

Connectivity barriers:
• I-15 poses accessibility challenges for residents 

west of the Interstate, particularly in newer 
developments around the FrontRunner Station

• Railroads, similar to I-15, acts as a barrier for 
residents both west of I-15 and east of the Union 
Pacifi c line

Library

The American Fork Library is located at State Street 
and 100 East. This location can be accessed easily 
by most modes of transportation. I-15 to the west 
is the most signifi cant barrier that limits access for 
residents to the west of I-15. Currently, 750 North 
and 100 East are the most direct routes across I-15 
for residents to the west.

Connectivity barriers:
• I-15 is a barrier to access for residents west of the 

Interstate
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Hospital

The American Fork Hospital is situated in the eastern 
part of the city. This location can be accessed via 
North County Boulevard and 300 East streets. 
Although the hospital is situated away from 
signifi cant barriers such as I-15 and the railroad 
tracks, these barriers have an impact on access, 
particularly for residents west of I-15. 

Connectivity barriers:
• I-15 
• Railroad tracks

Transportation Connection 
Recommendations
1. 700 South Through Connection 

Currently, 700 South dead ends just east of the 
American Fork Station Area. An extension of 700 
South from 100 West and into the Station Area 
would provide a direct and continuous east-west 
connection and support multimodal access. This 
connection should be designed to prioritize station 
area access and reinforce the broader context of 
land use, walkability, and transit access near the 
FrontRunner Station.

2. Lehi South Expressway to Vineyard Connector 

Both planned roadways, Lehi South Expressway and 
the Vineyard Connector are important additions 
to the regional roadway network and mobility in 
American Fork. To aid in the movement of vehicles
in the North-South directions, a connection between 
the two planned facilities is shown below in green as 
an collector road. 

3. Lakeshore Dr. to Vineyard Connector 

A potential east-west connection linking Lakeshore 
Drive, a collector route to the Vineyard Connector, 
a planned arterial route. This connection would 
support improved mobility for residential areas to 
the south of the planned Vineyard connector and 
provide relief for east-west travel.
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Introduction & Background
The Open Space and Recreation chapter outlines 
the vision, goals, and strategies for open space 
and recreation in American Fork. Open space is 
comprised of undeveloped land, parks, preserves, 
trails, golf courses, and sport fi elds. Recreation 
includes activities that happen in both indoor and 
outdoor spaces. Open space and recreation are 
important for improving the community’s quality 
of life as well as environmental sustainability. This 
chapter will provide a comprehensive inventory 
of open space and recreation areas to ensure that 
as the community grows it has the desired open 
space. It outlines best practices for protecting and 
acquiring open space, parks and related facilities and 
integrating them throughout the city.

Best Practices
The following are best practices for open space and 
recreation placement, programming, and design: 

• Encourage open space to be developed as part 
of a neighborhood or community during the 
planning and development phases. 

• Catalogue existing public open spaces by 
type (aesthetic, recreational, environmental, 
connective link, or buff er), programmed 
amenities, and size.

• Provide open space close to residents. Open 
spaces within 1/4 mile of a resident receive 
signifi cantly more use than those outside of 
that range.

• Place open space adjacent to roadways and 
maintain pedestrian-scale lighting. Doing so 
increases the user safety and access as well as 
ease of maintenance.

• Preserve and enhance cultural and natural 
amenities.

• Design the open space in tandem with 
local residents and the surrounding context 
including land features, views, nearby open 
space types and programming. 

• Diversify active and passive recreation 
opportunities for all user abilities.

• Preserve open space areas based on current 

and projected land uses and demographics.
• Plan, design, and preserve trail networks and 

incorporate required connections to these 
networks to be made or stubbed within a mile 
of regional trails or connective network trails.

• Connect all open spaces, where feasible by 
multi-use pathways preferably detached of 
public street right-of-ways.

A diverse network of integrated open space is 
critical to create vibrant, healthy, and inviting 
neighborhoods and communities. The open 
space in American Fork can be broken into two 
main classifi cations: public and private. These 
classifi cations denote the nature of who has 
access to the space. Given this defi nition and the 
classifi cations, most of the land that is considered 
open space is public. Therefore, residents have better 
access to open space. 

Open space brings people together and helps 
encourage a healthy lifestyle. As of 2025, American 
Fork has a total of 150 acres of core parks and 
380 acres of special use areas. Public schools and 
churches provide additional open space and park 
facilities for their own students/members, which are 
sometimes accessible to nearby residents.
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Existing Open Space 
Facilities
The following table and map show existing open 
space facilities in American Fork.

Accessibility to Open Space & Gaps

Several residential dwellings fall outside of the 
desired 1/4 mile radius creating open space gaps 
throughout American Fork. Due to the signifi cantly 
built out nature of some parts of the city, fi lling 
these gaps may be diffi  cult. Designating and striping 
bike lanes, maintaining high quality sidewalks, and 
establishing trails where possible, help to increase 
access and recreational opportunities in areas 
currently outside of the 1/4 mile radius of an open 
space. These trails and paths can help encourage a 
healthy lifestyle and increase residents’ well being. 
The South end of the city, south of I-15, has the least 
amount of open space for its residents but is also 
where most of the growth in the city is set to happen, 
therefore there is plenty of opportunity to plan for 
more open space.

The South end of American Fork, south of I-15, has 
the least amount of open space for its residents but 
is also where most of the growth in the city is set to 
happen, therefore there is plenty of opportunity to 
build/designate more open space. Two projects for 
this end of the city are the thirty acre park and the 
boat harbor resort hub.

AMERICAN FORK OPEN SPACE FACILITIES

FACILITY TYPE LOCATION

American Fork Canyon Special Use 1

American Fork River Trail Trail 2

Amphitheater Special Use 3

Mary and Art Dye Park Community Park 4

Bamberger Park Neighborhood Park 5

Beehive Field Neighborhood Park 6

Bicentennial Park Neighborhood Park 7

Boat Harbor Special Use 8

Cemetery Special Use 9

Chipman Park Neighborhood Park 10

Country View Park Neighborhood Park 11

Easton Park Neighborhood Park 12

Evergreen Park Neighborhood Park 13

Fox Hollow Golf Course Special Use 14

Greenwood Park Neighborhood Park 15

Hindley Park Neighborhood Park 16

Hunter Park Neighborhood Park 17

J.C. Ballpark Neighborhood Park 18

Kimberly Park Neighborhood Park 19

Legacy Park Neighborhood Park 20

Lions Park Neighborhood Park 21

Martin Park Neighborhood Park 22

Meadowview Park Neighborhood Park 23

Miller Park Neighborhood Park 24

Monarch Park Neighborhood Park 25

Murdock Canal Trail Trail 26

Nob Hill Park Neighborhood Park 27

Pioneer Park Neighborhood Park 28

Pony Ball Field Neighborhood Park 29

Robinson Park Neighborhood Park 30

Rotary Park Community Park 31

Shalimar Park Pocket Park 32

Spring Hollow Park Neighborhood Park 33

Val Vista Park Neighborhood Park 34

Valley View Park Neighborhood Park 35
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Open Space MapOpen Space Map
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Amenity Gaps
In addition to the locational open space gaps, 
residents stated they felt some gaps in desired 
amenities also exist. Analysis of park service areas 
shows that the southwest and southeast corners of 
American Fork are particularly under-served when 
it comes to access to open space and recreational 
facilities (see map on following page). These 
residential areas lack convenient walking access 
to parks and trails, requiring residents to travel by 
vehicle to reach recreational opportunities. The top 
10 items requested by residents were:

• Updated Recreation Center (187 votes) – 

American Fork’s existing Recreation Center 
requires modernization with updated 
equipment, expanded programming spaces, 
and renovated aquatic features to meet current 
community needs. A feasibility study for costs, 
funding, and phasing options is recommended.

• Farmers Market (154 votes) – Residents 
desire a dedicated farmers market providing 
access to local produce and handmade goods 
while creating a community gathering space. 
Potential locations include downtown or larger 
parks with adequate parking and visibility.

• Splash Pad / Pool (139 votes) – A public splash 
pad would provide free summer recreation for 
families, with several parks off ering suitable 
locations. An outdoor public pool was also 
frequently requested to complement indoor 
Recreation Center facilities.

• Trails (104 votes) – Residents want a more 
comprehensive, interconnected trail system. 
Priorities include completing missing links 
between existing trails and extending routes 
to under-served southwest and southeast 
neighborhoods.

• Indoor/Outdoor Event Center (102 votes) 

– The community needs a fl exible venue for 
events, performances, and gatherings year-
round. This multipurpose facility could host 

concerts, festivals, and private events, ideally 
located near downtown or commercial areas for 
maximum accessibility.

• Pump/Cycle Track (92 votes) – A pump 
track would provide a unique recreational 
opportunity for various ages and skill levels. 
Suitable locations include existing parks with 
available space or undeveloped parcels in 
under-served areas.

• Sports Courts (89 votes) – Growing pickleball 
popularity has created demand for dedicated 
courts, while tennis maintains steady 
participation. Existing parks could be retrofi tted 
or new facilities developed, particularly in 
under-served areas.

• Nature Playground (87 votes) – These 
playgrounds incorporate natural elements 
like logs, boulders, and water features that 
encourage creative play and environmental 
learning. They require less maintenance 
than traditional equipment and could be 
incorporated into several existing parks.

• Dog Park (81 votes) – American Fork lacks a 
dedicated off -leash dog area. A designated park 
would provide a safer, more appropriate space 
with separate areas for large and small dogs, 
proper fencing, water access, and shade. Note: 
this data was gathered prior to the construction 
of the dog park at Mary and Art Dye Park.

• Native Wetland Access (77 votes) – Residents 
want better access to Utah Lake’s nearby 
wetlands for wildlife viewing, environmental 
education, and passive recreation. Boardwalks, 
interpretive signage, and observation areas 
would allow enjoyment while protecting these 
sensitive ecosystems.
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Summary of Major Findings 

• Population Growth: While population growth 
is rapid in Utah County, the growth in American 
Fork is signifi cantly less than that in areas to the 
west such as Lehi, Saratoga Springs and Eagle 
Mountain.  Still, American Fork is projected to 
grow by nearly 12,000 persons between 2020 
and 2040. 

• Employment Growth: The areas of greatest 
projected employment growth include Transit 
Center, Recreation Center and Employment 
Center. 

• Employees: American Fork has a net infl ux of 
about 2,800 employees for work each day. 

• Retail Sales: The City has a retail sales capture 
rate of 184 percent, the highest of surrounding 
cities. However, surrounding cities such as 
Orem, Lehi and Saratoga Springs have outpaced 
American Fork in recent years in terms of 
absolute sales growth. 

In January 2025, Zions Public Finance, Inc. (ZPFI) 
reviewed the American Fork City (“City”) 2024 
Moderate-Income Housing Plan (“Plan”) to evaluate 
its completeness, accuracy, and overall compliance 
with requirements outlined under Utah State 
Code (UCA 10-20-403). This section is meant to 
supplement the existing plan with additional 
foundational data necessary to further support 
and validate the City’s moderate income housing 
(“MIH”) strategies and actions. Specifi cally, this 
section addes up-to-date population counts and 
projections, employment counts and projections, 
calculations of aff ordable housing prices by area 
median income (“AMI”) categories, and a housing 
gap analysis. With this current data, the the City’s 
proposed strategies are more fully evaluated or 
justifi ed.

Since January, ZPFI has collected and analyzed 
housing and socioeconomic data to supplement 
the 2024 Plan. This memo provides an overview 
of these fi ndings intended to provide context for 
decision-making, enable measurability of policy 
outcomes, and ensure compliance with applicable 
State Code related to moderate-income housing 
plans. 
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Population & Households 
Currently, the MIH Plan specifi es a 2020 population of 31,363 per the 2020 Decennial Census. In order 
to identify moderate income needs over the next fi ve years, as required under UCA 10-20-403-2(a(iii)), 
projected population growth data were aggregated in supplementation of the current Plan. 

The Mountainland Association of Governments projects a 2025 population of 39,494 and reaching 
42,190 in 2030.1 For households, the 2025 count is projected at 12,927, and the City is anticipated to reach 
14,272 households in 2030.1 This implies household sizes will trend slightly down from 3.06 in 2025 to 
2.96 in 2030. While City-wide population will grow, local trends will vary as existing neighborhoods 
age and new development occurs. The following map visualizes projected population growth from 
2020 to 2030 by traffi c analysis zones (TAZ) throughout American Fork. 

Figure 1: American Fork Population Growth (2020 to 2030 Projected) - Map 

Source: WFRC-MAG Regional Transportation Plan (RTP) 2023 

1 WFRC-MAG Regional Transportation Plan 2023 
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Employment 
In order to provide for specifi c measures and benchmarks as well as to determine any adjustments 
necessary in the future, as required under UCA 10-20-403-2(b), projected employment growth data 
were aggregated in supplementation of the current Plan. 

The Mountainland Association of Governments projects a 2025 employment base of 31,155 jobs 
and low growth in the short-term, reaching 31,490 jobs in 2030.2 While City-wide employment will 
remain relatively stable, employment levels will shift throughout the City as existing facilities age 
and new development occurs. The following map visualizes projected employment growth from 
2020 to 2030 by traffi c analysis zones (TAZ) throughout American Fork. 

Figure 2: American Fork Employment Growth (2020 to 2030 Projected) - Map 

Source: WFRC-MAG Regional Transportation Plan (RTP) 2023 

2 WFRC-MAG Regional Transportation Plan 2023 
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Socioeconomics & Household Demographics 
In order to consider those currently working and wishing to work in the City, as required 
under UCA 10-20-403-2(c), baseline socioeconomics and household demographics were 
aggregated in supplementation of the current Plan. The following table summarizes these 
fi ndings for the City in comparison with surrounding communities and Utah County overall. 

Figure 3: Socioeconomic Overview - American Fork, Comparative - Table 

American 
Fork 

Highland Lehi 
Pleasant 

Grove 
Utah County 

Overall 

Median Age 
27.8 years 26.2 years 26.6 years 28.2 years 25.5 years 

Average Household Size 

3.2 persons 4.1 persons 3.6 persons 3.2 persons 3.4 persons 

Median Household In-
come $95,823 $178,662 $125,860 $96,347 $96,877 

Median Home Value 

$467,900 $846,900 $567,100 $454,300 $489,200 

Mean Commute Time 
21.4 min-

utes 
22.5 min-

utes 
22.8 min-

utes 
20.9 min-

utes 22.0 minutes 

Median Individual 
Earnings 
(Workers 16+ with earnings) 

$40,849 $46,322 $49,473 $41,240 $35,533 

Source: U.S. Census Bureau, American Community Survey 5-year Data 2019-2023 
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Affordable Housing Budget 
In order to consider various income earners, as required under UCA 10-20-403-2(b), affordable 
housing budgets were prepared in supplementation of the current Plan. 

Moderate-income housing consists of occupied, for-sale, and for-rent units that are affordable 
for households with incomes no greater than 80 percent of the area median income (“AMI”), a 
metropolitan-level indicator of income set on a yearly basis by HUD. The following table provides 
affordable monthly housing payments (including rent or monthly mortgage payments along with 
taxes, fees, utilities, and insurance) corresponding to various levels of area median income for the 
Provo-Orem metropolitan area in 2024. 

Figure 4: Affordable Housing Budget by AMI Category - Table 

30% of AMI 50% of AMI 80% of AMI 100% of AMI 

HUD Income Limit $29,450 $49,050 $78,500 $98,500 

Monthly Housing Allowance 
(including taxes, utilities, fees) $736 $1,226 $1,963 $2,463 

Affordable Rent 
(less $128 for utilities, fees)3 

$480 $1,000 $1,780 $2,299 

Affordable Monthly Mortgage 
(less $300 for taxes, utilities, insur-
ance, fees) 

$436 $926 $1,663 $2,163 

Affordable Home Price 
(6.5% rate, 10% down payment) $69,101 $146,715 $263,334 $342,533 

Source: ZPFI Calculation based on HUD 2024 Data 

Based on the definition of housing affordability as spending no more than 30 percent of income on 
housing costs, a moderate-income household in American Fork should pay no more than $1,780 on 
monthly rent or $1,663 on a monthly mortgage payment (including all utilities and fees).4 

3 
Renter utilities and fees based upon difference between contract rents and actual total housing payments 
for renters in American Fork, per U.S. Census Bureau, American Community Survey 5-year Data 2019-2023. 

4 ZPFI Calculation based on HUD 2024 Data 
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Affordable Housing Gap Analysis 
In order to consider various income earners and the existing household income distribution in 
comparison with home values and rents, as required under UCA 10-20-403-2(b), as well as to identify 
moderate-income housing needs over the next fi ve years, as required under UCA 10-20-403-2(a(iii)), 
both current and 5-year projected housing gap analyses by AMI category were prepared in 
supplementation of the current Plan. 

The following Housing Gap Analysis summarizes American Fork’s housing supply (including 
occupied, for-sale, and for-rent units by AMI), resident housing demand (existing households by 
AMI), and the calculated gap between existing resident households and existing units affordable 
to those households. Where surpluses exist, units are likely to be occupied by households with 
incomes higher than necessary to comfortably afford the unit. Where shortages exist, households 
are more likely to be cost-burdened (spending more than 30 percent of gross income on housing). 

Figure 5: Housing Gap Analysis (2023 Historical) - by AMI Category by Tenure - Table 

30% of AMI 50% of AMI 80% of AMI 100% of AMI 

Housing Units 443 642 2,364 1,527 

Owner-Occupied and For-Sale 299 103 293 809 

Renter-Occupied and For-Rent 144 539 2,071 718 

Households 998 1,291 1,921 1,336 

Owner Households 576 546 1,062 911 

Renter Households 422 745 858 426 

Gap 
Surplus (Shortage) (555) (649) 443 191 

Owner Gap (277) (443) (769) (102) 

Renter Gap (278) (206) 1,213 292 

Source: U.S. Census Bureau, American Community Survey 5-year Data 2019-2023; HUD; ZPFI 

Without the development of new units affordable for low- and moderate-income households, the 
demand for affordable units will outpace supply as the population grows. Assuming the share of 
households falling into each AMI category remains constant as the City grows, the following table 
projects the affordable housing gap into year 2030 based on the household growth projections 
previously discussed. These calculations assume zero growth of units affordable at or below 100 
percent of AMI. Successful development of low- and moderate-income units could reduce this gap. 
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Figure 6: Housing Gap Analysis (2030 Projected) - by AMI Category by Tenure - Table 

30% of AMI 50% of AMI 80% of AMI 100% of AMI 

Housing Units 
443 642 2,364 1,527 

Owner-Occupied and For-Sale 299 103 293 809 

Renter-Occupied and For-Rent 144 539 2,071 718 

Households 1,102 1,425 2,121 1,475 

Owner Households 636 603 1,172 1,006 

Renter Households 466 823 947 470 

Gap 
Surplus (Shortage) (659) (783) 243 52 

Owner Gap (337) (500) (879) (197) 

Renter Gap (322) (284) 1,124 248 

Source: U.S. Census Bureau, American Community Survey 5-year Data 2019-2023; 
HUD; ZPFI; WFRC MAG Regional Transportation Plan 2023 

Combined with the original 2024 Moderate-Income Housing Plan (MIHP), the preceding data 
and analyses provide the basis for informed planning to facilitate moderate-income housing in 
American Fork City in accordance with the requirements set forth in UCA 10-20-403. This data is 
supportive of the proposed strategies outlined in the 2024 MIHP, which are as follows:

A. Rezone for densities necessary to facilitate the production of moderate income housing

E. create or allow for, and reduce regulations related to, internal or detached accessory dwelling units in residential 

zones

G. Amend land use regulations to allow for higher density or new moderate income residential development in 

commercial or mixed-use zones near major transit investment corridors

H. Amend land use regulations to eliminate or reduce parking requirements for residential development where a 

resident is less likely to rely on the resident’s own vehicle, such as residential development near major transit 

investment corridors or senior living facilities

N. Implement a mortgage assistance program for employees of the municipality, an employer that provides contracted 

services to the municipality, or any other public employer that operates within the municipality

P. Demonstrate utilization of a moderate income housing set aside from a community reinvestment agency, 

redevelopment agency, or community development and renewal agency to create or subsidize moderate income 

housing

W. Develop and adopt a station area plan in accordance with section 10-20-403.1
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Introduction
This element is intended to address American Fork’s 
facility, water, and conservation plans. The facilities 
plan section will be a simple synopsis of the current 
utilities, public works facilities, recreation center, 
and city municipal complex. The synopsis will focus 
on the needs, mapping, and upgrades of those 
elements. 

The water section will show the information of the 
city’s water element which includes the culinary and 
irrigation master plans. These elements will be used 
to show the city’s measure taken to conform to the 
LUDMA state requirements. 

The third section is concerning the conservation 
eff orts related to waterways and water bodies in the 
city. It also addresses the shoreline of Utah Lake that 
the city has. Conservation eff orts for these water 
amenities is important to the city. 

Facilities

American Fork City has an existing system of public 
facilities that includes a library, historic city hall, 
veterans hall, and the municipal building complex. 
Here’s an overview of some key facilities:

Parks and Recreation

Mary and Art Dye Park: Features baseball/softball 
diamonds, bike trails, and picnic areas.

Bamberger Park: Includes soccer fi elds and picnic 
tables.

Greenwood Skate Park: A popular spot for 
skateboarding, open daily.

J.C. Ballpark: Provides facilities for baseball and other 
sports.

Healthcare

American Fork Hospital: Recently certifi ed as a Level 
III Trauma Center, off ering advanced trauma care and 
emergency services.

Sports Facilities

Ranger-Celtic Indoor Soccer Facility: An indoor 
soccer fi eld for year-round play.

Community Buildings

Administration Building: Hosts meeting rooms and 
restrooms, accessible to the public.

These facilities contribute to the community’s well-
being by providing recreational opportunities, 
healthcare services, and spaces for social gatherings.
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Water Element

In American Fork, Utah, water plays a crucial role 
in shaping the community. Nestled at the foot of 
Mount Timpanogos and near Utah Lake, American 
Fork is blessed with natural water sources that 
nourish the land and sustain local ecosystems. 
From the serene fl ow of the American Fork River 
to the refreshing waters of nearby Utah Lake, 
water supports agriculture, provides recreational 
opportunities, and enhances the beauty of the 
landscape.

Culinary Water Master Plan

Introduction

The purpose of the culinary water system is to 
accommodate population growth and correct 
system defi ciencies. The system was initially 
designed in 1993 and has undergone several 
updates, with the latest in 2018. 

Current and Future Conditions

Population Projections: Expected to increase from 
38,549 in 2023 to 86,694 by 2060. Water Demand: 

Culinary water system is used for indoor water 
needs, with peak daily demand projected at 800 
gallons per day per connection.
Utah Administrative Code R309-510-7

System Components

The water sources for the city’s culinary system 
includes multiple wells and springs, with a total 
capacity of 15,816 gallons per minute (gpm).
The city’s current storage capacity is 14,884,000 
gallons, which is adequate for future needs.
The city-owned existing water rights are suffi  cient, 
but additional rights will be acquired as needed.

Design Standards

Pressure: Maintain 40 psi during peak day demands 
and 30 psi during peak hour demands. Velocity: 
Maximum water velocity of 8 fps during peak hour 
demands and 5 fps during peak day demands.
Storage and Source Requirements: Minimum of 
400 gallons of storage per equivalent residential 
connection (ERC) and 0.56 gpm of water source per 
ERC.

Improvement Plans

Existing Defi ciencies: Includes new connections, 
upsizing of waterlines, and well generator 
replacements, with a total estimated cost of 
$18,772,352. Buildout Improvements: Includes 
distribution and transmission line projects, new 
wells, and generators, with a total estimated cost of 
$70,056,489.

Impact Fee Facility Plan (IFFP)

Funding: Recommendations include general fund 
revenues, grants, donations, culinary water utility 
fees, impact fees, and debt fi nancing. Certifi cation: 
Ensures compliance with the Impact Fees Act 
and outlines the necessary elements for the IFFP. 
This plan aims to ensure that American Fork City’s 
culinary water system can meet the demands 
of future growth while maintaining high service 
standards. 
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Shoreline & Wetlands 

The city has a large shoreline along Utah Lake, as 
well as pockets of other water bodies and wetlands 
throughout the city. In order to prevent landslides 
three major techniques could be implemented:

• Geometric Techniques – This technique works 
with the geometry of the slope. Within this 
technique eff orts can be made to:
• Reduce the percent of the slope or 

recontour the slope increasing the distance 
between the top and bottom of the slope

• Eliminate load or weight from the top of the 
slope reducing the stress of critical areas

• Eliminate portions of the soil that have a 
greater likelihood of incident

• Construct berms along the slope to off er 
relief and extra safety against toppling 
failure

• Introduce free draining materials reducing 
the build-up of pore water pressure

• Re-compact slip debris to provide more 
resistance against the load

• Hydrological Techniques – This technique 
works with the hydrology within the slope. 
Eff orts can be made to:
• Install surface and subsurface drain pipes 

reducing pore water pressure
• Introduce inverted fi lters which catch and 

pipe water through the foundation of the 
slope

• Use thermal techniques (Ex. ground freezing 
and heating)

• Mechanical Techniques – This technique works 
with the construction of structures or use of 
construction materials to strengthen potential 
loads of the slope. This is the most common 
technique type and eff orts can be made to:
• Use grouting (soil nails) to increase 

resistance of slope
• Construct restraining structures (Ex. 

concrete gravity or cantilever retaining 
walls)

• Construct gabion structures, baby crib walls, 
and embankments

• Construct cement columns
• Install anchors, rock bolts, or root piles with 

rock blocks
• Plant vegetation, more specifi cally shrubs 

and grasses to reduce soil erosion and 
overall stress on the slope
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Floodways 

Floodways are highly regulated throughout the 
United States due to the sensitive nature of the 
area and potential damage that may occur if not 
designed adequately. Areas of American Fork that 
are prone to fl ooding are situated around the 
American Fork River as well as Mill Stream. There is 
also a risk of fl ooding at the south end of the city, by 
the shore of Utah Lake. If development must occur 
around a fl oodway there are three main things to 
consider:

• Optimal Dimensions of the Floodway – 
Floodways are developed in the lowest part of 
the fl oodplain. 
The width and height of the fl oodway should 
be designed by estimating stage and tailwater 
levels for various fl ows, backwater caused 
by the fl oodway, fl ood event closure time, 
and velocities at the fl oodway. Once this is 
established models for major storm events 
should be developed to ensure 500 year fl ood 
events are incorporated into the design.

• Channel Crossing Path/Road Surfaces and 

Design – Decisions must be made to determine 
the fl oodway crossing length, width, and 
pavement characteristics. Once these are 
developed the surface can be determined on 
the type of inundation that exists. For areas with 
relatively short periods of inundation stabilized 
base course is typically used. For more urban 
riverwalk sections or higher traffi  c areas 
concrete pavement is typically used, or when 
periods of inundation are longer and more 
sustained.

• Armoring and Scour Protection of a 

Floodway – Armoring a fl oodway means 
using physical structures to protect shorelines 
from erosion. Armoring typically occurs in 
urban riverwalk locations to help protect 
development on both sides of the urbanized 
section. Scouring protection in a fl oodway 
is extremely important and incorporates the 
analysis of various areas within the fl oodway 
for the severity of fl ows, velocity, drag and 
resistance. Options for protecting  the fl oodway 
from scouring concerns are:

• Concrete protection
• Cutoff  walls
• Rock fi lls below the embankment
• Cement-stabilized batter slope/

embankment fi ll
• Cement-stabilized sub-grade base course
• Two-coat bituminous seal
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Water Conservation, Preservation, & Low Impact 

Development (LID) (Water Conservancy Plan as 

required by Utah State Code Section 73-10-32)

The water in American Fork comes from two 
diff erent sources, springs originating in American 
Fork Canyon and deep wells from the aquifer. When 
the city annexes agricultural land, the water rights 
associated with that land are turned over to the 
city in order to properly serve those in the new 
development. (The Hub newsletter July 2022)

Utah is a semi-arid to desert climate. Whether rainfall 
is plentiful or not, measures should be taken to 
help minimize wasteful or unnecessary water use 
practices. These wasteful practices include leaky 
waterlines and systems, irrigating landscape when 
raining or over watering landscape, non-functional 
lawn areas, non-waterwise appliances, and running 
faucets when not in use. Utah State Code 10-20-403 
requires the following items to be addressed as part 
of a city’s general plan: 

• The eff ect of permitted development or 
patterns of development on water demand and 
water infrastructure.

• Methods of reducing water demand and per 
capita water use for existing development.

IRRIGATED LAWN WATER USE BY LOT TYPE

TYPICAL LOT INFO .23-ACRE LOT TOWNHOME APARTMENT

Lot Size* 10,000 SF 4,300 SF 1,250 SF

Public Right-of-Way Width 80’ 26’ 5’

Impervious Coverage 30% 75% 84%

Irrigated Landscaping 8,000 1,075 200

Water Use (600 gal / 1,000 sf irrigated 
landscape / week) 4,200 gal / week 645 gal / week 120 gal / week

• Methods of reducing water demand and per 
capita water use for future development.

• Modifi cations that can be made to a local 
government’s operations to reduce and 
eliminate wasteful water practices.
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Some best practices or methods to reduce water use 
for existing and future development are:

• Water System Management – This 
management process evaluates and assesses 
the existing water system and replaces or 
improves underperforming sections and 
facilities. It also adds meters in critical areas to 
watch for water leakage. Leakage represents the 
largest real losses for most water systems

• Metering – Ensure meters are located at each 
user location to track water consumption and 
distribute the cost of the system on those 
consuming the most water using a conservation 
rate structure. A conservation rate structure 
incentivizes users to reduce water use to be 
under certain thresholds of cost/gallons of 
water use.

• Rain Water Harvesting – Allows users to 
capture and store water on site for future 
outdoor irrigation needs. This is regulated by 
Utah State Code, but each residential unit can 
store up to 2,500 gallons per year

• Sustainable Water Use Practices – Changing 
user habits to utilize smart water sensing 
irrigation systems, waterwise appliances and 
toilets, turning off  water when not in use, 
watering landscape the right amount and at 
the right times. American Fork City’s website 
contains the measure the city is taking and 
residents can take in their operations and 
maintenance practices to reduce and eliminate 
wasteful water practices. 

• Waterwise Landscape Design – When 
individuals hear the term waterwise landscape 
design they typically think no lawn and only 
use rock or bark mulch. A waterwise landscape 
design is a design that is thoughtful in its 
placement or use of lawn and utilizes more 
drought tolerant native plants. It may also 
mean replacing typical lawns with other more 
waterwise plant substitutions. The use of rock 
or bark mulch, drip irrigation systems, and 
less water intensive plants is encouraged in 
waterwise landscape design. The state also 
off ers incentives for implementing water 
effi  cient landscaping [See also HB 277 & SB 118]. 
American Fork City Code 17.21.020 limits the 

amount of lawn allowed in residential yards to 
reduce water usage. 

• Greywater Systems & Water Reuse – 
Greywater systems or water reuse takes water 
that has already been used (from places like 
the laundry, shower, and sink) and uses it for 
a secondary purpose (like watering gardens 
or landscaping) before allowing it to enter the 
sewer system.

• Low Impact Development (LID) – “LID refers to 
engineered systems, either structural or natural, 
that use or mimic natural processes to promote 
infi ltration, evapotranspirtation, and or reuse of 
storm water as close to its source as possible to 
protect water quality and aquatic habitat.” 

Green Infrastructure – Green infrastructure 
includes LID practices but is a broader practice that 
also includes ecological services. Examples of green 
infrastructure are: 

• Bioswales
• Bio remediation
• Downspout Disconnection
• Green Parking
• Green & Blue Roofs
• Green Streets & Alleys
• Infi ltration Basins
• Permeable Pavements
• Rain Gardens
• Rainwater Harvesting
• Subsurface Detention
• Urban Tree Canopy

For more information visit: epa.gov/green-
infrastructure/what-green-infrastructure, & 
sustainableinfrastructure.org/
 
Recommendations

The following steps should be taken upon approval 
of the American Fork General Plan Update: 

1. Study & Implement Hillside & Slope 

Protection Measures for the Area East of 

the Rail Line – A study to evaluate potential 
solutions for the hillside area should be 
conducted to fi nd the best solution for 
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improving the area’s stability while minimizing 
the risk of a future possible incident.

2. Implement Low Impact (LID) Development 

Standards on All New Construction – 

The State’s standards on LID are becoming 
increasingly more common. LID development 
standards create signifi cant environmental, 
health, fi nancial, and social benefi ts.

3. Promote Waterwise Landscape Incentives to 

Encourage Landscapes to Be Redeveloped 

– American Fork should establish incentives 
for converting water-intensive landscapes 
to waterwise alternatives, including rebates 
for turf removal, xeriscaping subsidies, and 
smart irrigation system cost-sharing. These 
transformations would signifi cantly reduce 
outdoor water consumption—which accounts 
for approximately 60% of residential water 
use—while creating more climate-resilient and 
ecologically benefi cial environments. 

4. Study Potential Incentives Programs for 

Water Reuse, and Greywater Systems – A 
study should be conducted to review strategies 
on how to encourage remodel, redevelopment, 
and new development projects to utilize 
greywater and water reuse systems. Currently 
the Jordan Valley Water Conservancy District 
off ers an incentive program for similar projects 
in Salt Lake County

5. Adopt applicable regional water 

conservation goals recommended by the 

Division of Water Resources

Existing City Measures

The following steps have been and are being taken 
in American Fork to reduce or eliminate wasteful 
water practices:

Water Management Team – American Fork has 
established a water management team that tracks 
usage patterns and provides recommendations to 
help the city manage its water resources effi  ciently 
and stay within sustainable limits.

Meters on Secondary Water – In compliance with 
Utah State legislative mandate (House Bill 242), 
American Fork began installing secondary water 
meters on all pressurized irrigation connections in 
2019 for new construction and in 2022 for existing 
connections. This citywide project will continue 
through 2030, with meters intended to provide 
usage data that will encourage conservation.

Reduction of  Water Consumption in Landscape –

The city currently asks residents to reduce watering 
by 33% (two days per week instead of three), 
particularly for secondary water users. Recent 
conservation eff orts have resulted in signifi cant 
water savings, with nearly 878 million gallons saved 
from April to August compared to the ten-year 
average.

Smart Sprinkler Clocks in City Parks – American 
Fork has installed smart irrigation controllers on 
sprinkler systems throughout city parks. These 
devices are being tested across thousands of 
sprinkler heads and help optimize watering 
schedules while reducing consumption.

Water Conservation City Code – Several elements 
within the city’s code help with water conservation:
• The mayor has authority to limit water use 

during drought conditions
• Intentional wasting of water is prohibited, with 

requirements to immediately repair leaks or 
imperfect water systems upon discovery

• Sprinkler irrigation has time-of-day restrictions 
to maximize effi  ciency

• Landscaping requirements limit lawn areas in 
new developments to promote more water-
effi  cient plantings

• The city also provides residents with water 
conservation resources through partnerships 
with the Central Utah Water Conservancy District 
and various state conservation programs, and 
continues to explore additional measures to 
ensure sustainable water management for the 
future.
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The Central Utah Water Conservancy District 
off ers the following water conservation programs 
available to American Fork residents:

• Localscapes Classes – Free classes teaching the 
Localscapes method for water-wise landscaping 
design suited to Utah’s climate

• Smart Controller Rebates – Rebates of 50% of 
purchase price (up to $1,500) for WaterSense 
labeled smart irrigation controllers

• Landscape Incentive Program – Earn $1.50-
$3.00/sq ft for converting lawn to water-
effi  cient landscaping and $0.50-$1.00/sq ft for 
converting to drip irrigation (amounts vary by 
city)

• Toilet Replacement Rebates – Receive up to 
$150 for replacing old toilets with WaterSense 
labeled models

All programs are accessed through 
UtahWaterSavers.com which are subject to funding 
availability and eligibility requirements.

City Resident Rebate Usage

• 76 Individual Residential Successful 
Applicants – Smart Controller Rebate
(utahwatersavers.com/Program/6/smart-
controller)

• 30 Individual Residential Successful 
Applicants – Flip Your Strip Rebate
(utahwatersavers.com/Program/2/fl ip-your-strip)

• 9 Individual Residential Successful 
Applicants – Toilet Replacement 
Rebate
(utahwatersavers.com/Program/4/toilet)

Other available rebates can be found at: 
utahwatersavers.com

• The city also provides residents with water 
conservation resources through partnerships 
with the Central Utah Water Conservancy 
District and various state conservation 
programs, and continues to explore additional 
measures to ensure sustainable water 
management for the future.
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Historic Preservation
Historic preservation is a cornerstone of American 
Fork’s commitment to honoring its rich heritage and 
history. The city is home to numerous historic sites, 
including the Alpine Stake Tabernacle. Additionally, 
many homes and buildings in American Fork are 
listed on the National Register of Historic Places, 
underscoring the community’s dedication to 
preserving its architectural and cultural legacy.
Preserving these historic sites is crucial for several 
reasons. It fosters a sense of identity and continuity, 
allowing residents and visitors to connect with the 
city’s history. Historic preservation also contributes 
to the city’s aesthetic appeal, enhancing the 
character and charm of American Fork. Moreover, it 
can stimulate economic development by attracting 
tourists and encouraging investment in the 
community.

American Fork values its heritage deeply and is 
committed to best practices in historic preservation. 
This includes maintaining and restoring historic 
buildings to their original condition, and using 
materials and techniques that are true to the period. 
The city should also consider adaptive reuse, where 
historic structures are repurposed for modern use 
while retaining their historical signifi cance. Public 
education and community involvement are also key 
components, ensuring that residents understand the 
importance of preservation and actively participate 
in these eff orts.

These historic sites are resources that should 
be utilized by the city. One possible method to 
accomplish this could be to update the historic 
walking tour by incorporating an audio guide, 
wayfi nding signage, informational plaques, or other 
engaging elements along the path.
By prioritizing historic preservation, American Fork 
not only safeguards its past but also enriches its 
present and future, creating a vibrant and historically 
aware community.

• Historic Preservation / National Historic 

Registrar – Designating land or properties 
on the National Historic Registrar is another 
method of preserving history. This case does 
not apply to all properties, but is a tool that can 
be used if signifi cant historic value can be found 
on a property. Typically the historic value is 
determined by multiple factors, including age, 
historical integrity, historical signifi cance with 
people or events, and/ architectural value. 

• Properties with structures over 50 years old 

With some exceptions, only building structures 
older than 50 years are eligible for consideration 
for the National Historic Registrar. 

• National Historic Building Districts – are 
recognized geographically distinct areas with 
a high concentration of historically signifi cant 
buildings, landscapes, and landmarks. 

The following map shows the following historic 
assets within American Fork City: 
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Historic Preservation Assets

LEGEND

CITY BORDER

National Historic Building Districts

Structures Over 50 Years

National Historic Registrar Structures
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Implementation
The following steps should be taken upon approval 
of the American Fork General Plan Update:

1. Develop Downtown Revitalization Strategy 

(2025-2027)

Complete a focused downtown master plan that 
identifi es specifi c redevelopment sites, establishes 
design guidelines preserving historic character, 
outlines public realm improvements, and creates 
a phased implementation timeline with dedicated 
funding sources.

2. Implement East-West Connectivity 

Improvements (2026-2031)

Prioritize construction of identifi ed roadway 
connections at 700 South, Meadows Crossing, and 
Lakeshore Drive, while synchronizing with active 
transportation network development to create 
complete street corridors connecting both sides of 
I-15.

3. Update Parks Facilities Master Plan (2026-

2028)

Conduct a comprehensive needs assessment for a 
modernized recreation center and develop strategic 
acquisition plans for parks in under-served areas, 
particularly in the southern portions of the city, with 
specifi c funding mechanisms identifi ed.

4. Enhance Water Conservation Infrastructure 

(2025-2030)

Complete secondary water meter installation 
citywide by 2030, implement smart irrigation 
controllers in all public facilities by 2027, establish 
waterwise landscape demonstration projects at 
three key public sites by 2026, and develop a tiered 
conservation rate structure. 

5. Accelerate Station Area Development 

Implementation (2025-2028)

Finalize the FrontRunner station location decision by 
2026, establish a Transportation Reinvestment Zone 
to fund infrastructure by 2026, implement fi rst phase 
public improvements (streetscape, utilities, plaza) by 

2027, and partner with developers to break ground 
on a signature mixed-use project with regional 
entertainment venue by 2028.

6. Transform Marina Area into Premier Recreation 

Destination (2026-2031)

Complete a Marina Area master plan by 2026, secure 
funding partnerships with state/federal agencies 
by 2027, develop expanded marina facilities 
and improved public beach access by 2029, and 
implement a phased approach for complementary 
commercial and hospitality development that 
enhances the recreational experience while 
preserving wetland habitat by 2031.

Funding Sources

Several local, state, and federal funding sources exist 
for the preservation and development of public 
open space. These sources include, but are not 
limited to:

• Active Transportation Statewide Trails 

Network – This is part of the statewide 
trails initiative with the Utah Department of 
Transportation and The Governor, and has been 
allocated a total of $45 million  [unifi edplan.org/
utah-trail-network/].

• Active Transportation Investment Fund 

(ATIF) – This is part of the statewide trails 
initiative with the Utah Department of 
Transportation and The Governor, and has been 
allocated $45 million annually  [unifi edplan.org/
utah-trail-network/].

• Utah Open Lands – The Utah Open Lands 
group seeks to safeguard agricultural open 
space in Utah and has ongoing grant money 
available [www.utahopenlands.org/].

• Mountainland Association of Government 

(MAG) – MAG funds planning and 
transportation projects on a yearly basis. 
This general plan project went through this 
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FINANCIAL TOOLS 

The purpose of this section is to present various economic development and funding tools that could be 
used to facilitate desired development in the various nodes.  The economic tools and funding sources 
discussed in this analysis include: 

Tax Increment Areas 
o Community Reinvestment Areas (CRAs) 
o Housing and Transportation Reinvestment Zones (HTRZs) 
o Transportation Reinvestment Zones (TRZs) 

Special Assessment Areas (SAAs) 
Public Infrastructure Districts (PIDs) 
Opportunity Zones 
Fees 

o Impact Fees 
o Transportation Utility Fees 
o User Fees 

Grants 
Property Leases 
Housing 

o Low Income Housing Tax Credits (LIHTC) 
o Home Ownership Promotion Zones (HOPZ) – also uses tax increment 
o First-Time Homebuyer Investment Zones (FHIZ) – also uses tax increment 

Public-Private Partnerships (P3s) 
Bonding 

funding source and could be utilized again 
for larger regionally signifi cant planning and 
transportation projects.

• Utah Division of Outdoor Recreation (Utah 

DNR) Grants – Utah DNR has several grant 
programs available each year. These programs 

NOTE: The city has four tax increment 
(redevelopment) areas that expired in 2025, 
presenting an opportunity to consider new 
initiatives. 

Financial Tools

include the Utah Outdoor Recreation Grant 
(UORG), Recreation Restoration Infrastructure 
Grant (RRI), Outdoor Recreation Planning 
Assistance (ORPA), Recreational Trails Program 
(RTP) and several others. 
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LAND USES & THEIR EQUIVALENT ZONE DESIGNATIONS
Future Land Use Designations

The Future Land Use Map designations as outlined 
below guide the city’s growth over the next 10 - 20 
years. These land use designations are more general 
in nature, but may be applied to the following zones:

• Detached Residential – 

 R-1-17,000 - Single Family Residential
 R-1-12,000 - Single Family Residential
 R-1-7,500 - Single Family Residential
 RA - Residential Agricultural Zone
 PC - Planned Community
 PR - Planned Residential

• Attached Residential – 

 R-2-7,500 - Two-family Residential
 R-4-7,500 - Multifamily Residential
 PC - Planned Community

• Employment – 

 CC - Central Commercial
 GC - General commercial - Central
 GCE - General Commercial - Edge
 SC - Planned Shopping Center
 PO - Professional Offi  ce
 PI - Planned Industrial

• Industrial – 

 PI - Planned Industrial
 I - Industrial

• Commercial – 

 CC - Central Commercial
 GC - General commercial - Central
 GCE - General Commercial - Edge
 DC - Downtown Commercial
 SC - Planned Shopping Center

• Manicured Open Space / Natural Open Space – 

 SP - Shoreline Preservation
 M - Marina
 PF - Public Facilities

• Civic – 

 PF - Public Facilities

• Residential Overlay –  

 R-2-7,500 - Two-family Residential
 R-4-7,500 - Multifamily Residential
 PC - Planned Community
 TOD - Transit-Oriented Development
 PR - Planned Residential

Development Focus Area Designations

• Offi  ce – 

 PO - Professional Offi  ce

• Retail – (See Commercial above)

• Civic Core – (See Civic above)

• Open Space – (See Manicured Open Space / 
Natural Open Space above)

• Commercial – (See Commercial above)

• Entertainment and Dining – (See Commercial 
above)

• Mixed Use –

 PC - Planned Community
 TOD - Transit-Oriented Development

• Neighborhood Commercial – 

 CC - Central Commercial
 GC - General commercial - Central

• Residential – (See Detached / Attached 
Residential above)

• Manufacturing – (See Industrial above)

• Hospitality –

 PC - Planned Community
 GC - General Commercial

• Recreation – (See Manicured Open Space / 
Natural Open Space above)
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TRANSPORTATION SECTION DIAGRAMS
2.1.a
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2.1.a
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2.1.a

Packet Pg. 120

A
tt

ac
h

m
en

t:
 2

6-
1-

20
_A

m
er

ic
an

_F
o

rk
_G

en
er

al
_P

la
n

_D
R

A
F

T
 1

.2
0.

20
26

  (
C

o
d

e 
A

m
en

d
m

en
ts

, G
en

er
al

 P
la

n
, Z

o
n

in
g

)



119

TOD - CORE COLLECTOR AND NEIGHBORHOOD COLLECTOR
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/americanfork/ADC/fi les/ordi-
nance/1716322366_2024-04-17%20-%20Cross%20Sections%20in%20the%20TOD.pdf

200 South Proposed Cross Section
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Socioeconomics 

Northern Utah County is poised for extremely rapid growth.  However, American Fork is fairly well 
established and most of the growth will be seen in areas like Saratoga Springs and Eagle Mountain. 

Figure 2: Regional Population Growth Projections by Area 

Source: Wasatch Front Regional Council, TAZ Projections, 2025 

Table 1 – Population Growth Projections 

Year American 
Fork Draper Eagle 

Mountain Orem Saratoga 
Springs Lehi 

Historical Population Estimates 
(Decennial Census) 

2010 26,263 42,274 21,415 88,328 17,781 47,407 

2020 33,337 51,017 43,623 98,129 37,696 75,907 

Projected Population 2030 42,190 60,405 66,461 106,963 74,486 97,160 

(WFRC Projections) 2040 45,274 72,730 99,869 107,931 109,479 105,323 

Growth, 2020 - 2040 11,937 21,713 56,246 9,802 71,783 29,416 

Source: U.S. Census Bureau, Decennial Census 2010, 2020; Wasatch Front Regional Council, 2024 

Within the City itself the most rapid growth is projected to occur near the transit center and along the 
southern border of the City.  Some increased densities are projected for the areas just south of North 
Gateway. 

SOCIOECONOMICS
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Figure 3: American Fork Population Growth Projections By Area 

Source: Wasatch Front Regional Council, TAZ Projections, 2025 

The median age in American Fork is slightly older than in surrounding cities while the median household 
income is somewhat lower. 

Table 2: Comparative Household Characteristics 

SSaratoga 
Springs

American
Fork 

Eagle 
Mountain Herriman Lehi

Population 40,391 33,986 46,109 55,301 77,110 

Median Age 22.4 28.0 21.9 28.4 26.6 

Median Household Income $117,005 $90,490 $100,837 $115,198 $117,243 

Average Household Size 4.16 3.27 4.23 3.44 3.62 

Bachelor’s Degree or Higher 
(Age 25+) 

49.5% 40.9% 36.5% 40.2% 48.4% 

Source: U.S. Census Bureau ACS 5 Year Projections, 2018 – 2022 
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Employment growth is projected to be less rapid in American Fork than in Vineyard and areas to the west. 

Figure 4: Regional Employment Growth Projections 

Source: Wasatch Front Regional Council, TAZ Projections, 2025 

Within the City, the greatest employment growth is projected to occur with the Transit Center, 
Recreation Center and Employment Center. 
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Figure 5: Regional Employment Growth Projections 

Source: Wasatch Front Regional Council, TAZ Projections, 2025 

As the table below shows, overall, American Fork has a net positive influx of workers although many 
workers leave the City to work elsewhere. 

Table 3: Commuter Patterns by City & Commuter Type 

People who work in 
American Fork

Where American Fork Residents 
Work 

Salt Lake City 0 0.00% 906 10.71% (906) 10.71% 

Lindon 0 0.00% 600 7.09% (600) 7.09% 

American Fork 1,847 16.45% 1,849 21.86% (2) 5.41% 

Provo 1,329 11.84% 1,334 15.77% (5) 3.93% 

Sandy 0 0.00% 260 3.07% (260) 3.07% 

Lehi 1,972 17.57% 1,433 16.94% 539 0.62% 

Spanish Fork 477 4.25% 0 0.00% 477 4.25% 

Pleasant Grove 1,465 13.05% 629 7.44% 836 5.61% 
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People who work in 
American Fork 

Where American Fork Residents 
Work 

Orem 2,634 23.47% 1,446 17.10% 1,188 6.37% 

Saratoga Springs 715 6.37% 0 0.00% 715 6.37% 

Eagle Mountain 786 7.00% 0 0.00% 786 7.00% 

Source: Wasatch Front Regional Council, Wasatch Front Commuter Patterns, 2019 

American Fork experiences the largest gain in workers from Orem, closely followed by Saratoga Springs and 
Eagle Mountain, suggesting a greater amount of competitive employment opportunities comparatively. 
The interchange between Lehi is slightly positive, with both cities contributing greatly to each other’s 
worker pools (17.57% of Lehi residents commuting to American Fork, and 16.94% of American Fork 
residents commuting to Lehi). American Fork experiences a net loss or overall outflow of workers to Salt 
Lake City (-10.71%) followed by Lindon and Sandy. 

Where American Fork Residents Work Where People Who Work in American Fork Live 

Source: Wasatch Front Regional Council, Wasatch Front Commuter Patterns, 2019 

Those who commute to work in American Fork are most heavily located in southern or nearby 
neighboring cities. 
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Land Use 
Land Use is primarily residential in American Fork. However, there is a fair amount of vacant  and 
agricultural land remaining.  The City also has significant commercial development and is viewed as a 
regional retail destination. 

Figure 7:  Land use American Fork 

Source: Utah County Assessor 2024 

Vacant land is primarily located in the southern portion of the City as well as at the northern gateway. The 
largest land use in the City is single-family residential, followed by government and commercial uses. 

LAND USE ANALYSIS
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Figure 8:  Land use Acreage American Fork 

Source: Utah County Assessor 2024 

Sales Analysis 

American Fork is the clear regional retail leader in Utah County.  Areas of greatest strength include motor 
vehicles, health stores, sporting goods and general merchandise. 

Table 4: Regional Sales Tax Capture Rates 

Category 
American 

Fork Draper 
Eagle 

Mountain Orem 
Saratoga 
Springs Lehi 

Motor Vehicle and Parts Dealers 427% 345% 3% 150% 12% 76% 

Furniture and Home Furnishings 
Stores 

125% 1,211% 5% 239% 7% 35% 

Electronics and Appliance Stores 184% 305% 11% 134% 25% 106% 

Building Material and Garden 
Equipment and Supplies Dealers 

166% 65% 7% 128% 36% 48% 

Food and Beverage Stores 39% 172% 44% 141% 97% 88% 

Health and Personal Care Stores 264% 237% 14% 174% 83% 48% 

Gasoline Stations 81% 93% 58% 70% 36% 77% 

Clothing and Clothing Accesso-
ries Stores 

156% 129% 18% 203% 45% 182% 

Sporting Goods, Hobby, Book, 
and Music Stores 

236% 90% 11% 205% 77% 117% 

General Merchandise Stores 184% 42% 6% 173% 232% 94% 

Miscellaneous Store Retailers 145% 158% 13% 121% 29% 39% 

SALES ANALYSIS
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Category 
American 

Fork Draper 
Eagle 

Mountain Orem 
Saratoga 
Springs Lehi 

Nonstore Retailers 129% 126% 92% 94% 91% 132% 

Arts, Entertainment, and Recre-
ation 

66% 88% 1% 70% 66% 48% 

11% 53% 1% 28% 2% 47% 

Food Services and Drinking 
Places 

160% 136% 20% 127% 90% 96% 

Other Services - Except Public 
Administration 

279% 103% 35% 119% 53% 65% 

Total 184% 170% 24% 134% 79% 86% 

Source: Utah State Sales Tax Commission 

While American Fork remains a strong regional retail center, some surrounding cities are outpacing Ameri-
can Fork in terms of absolute dollar sales growth. 

City Name 2019 Sales 2023 Sales Absolute Change Percent Change 

American Fork $1,248,325,145 $1,817,272,137 $568,946,992 46% 

Draper $1,789,707,004 $2,582,029,041 $792,322,037 44% 

Eagle Mountain $230,655,451 $503,990,309 $273,334,858 119% 

Orem $2,647,149,955 $3,637,121,770 $989,971,815 37% 

Saratoga Springs $365,494,797 $965,583,573 $600,088,776 164% 

Lehi $1,440,714,424 $2,243,827,684 $803,113,260 56% 

Source: Utah State Sales Tax Commission 
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Figure 31: East Main RDA Parcels 

Source: City of American Fork, 2022 

Development in the Project Area has consisted of the construction of several commercial and industrial 
establishments, including several fast-food restaurants and retail stores. Recent improvements also include 
the rebuilding of 300 East and Main Street throughout the Project Area. The Main Street/State Street 
intersection at 300 East was relocated to improve traffic flow through the project area. A signal light was 
also constructed at 300 East Main. A Swig Drive Thru was constructed in the existing Fresh Market parking 
lot, which was recently changed to Macey’s Grocery. Gourmandise restaurant recently opened in the 
project area, replacing a former Burger King. 

East Main Redevelopment Area 
Expected Expiration: 2025 
Acreage: 26.27 
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North Valley Redevelopment Area 
Expected Expiration: 2026 
Acreage: 99.23 

Figure 32 : North Valley RDA Parcels 

Source: City of American Fork, 2022 

The North Valley RDA Project Area was created with the intent of incentivizing commercial and industrial 
development in American Fork City. The project area does not contain any residential units and 
development projects have included various infrastructure improvements as well as the construction of 
several commercial and industrial establishments, including several fast-food restaurants and retail stores. 
Growth within the Project Area has also had a positive impact on development in the surrounding areas. 
Development in recent years in the areas adjacent to the Project Area include DOMO, Built Bars, 
Thermoworks (industrial), Harrington Hollow Subdivision (residential), and Sporkland (commercial office 
space). In addition, recent construction just north of the Project Area is the Easton Park apartment and 
townhome development which includes 335 units and a 7-acre park. 

2.1.a

Packet Pg. 131

A
tt

ac
h

m
en

t:
 2

6-
1-

20
_A

m
er

ic
an

_F
o

rk
_G

en
er

al
_P

la
n

_D
R

A
F

T
 1

.2
0.

20
26

  (
C

o
d

e 
A

m
en

d
m

en
ts

, G
en

er
al

 P
la

n
, Z

o
n

in
g

)



130

Figure 33 : Egg Farm EDA Parcels 

Source: City of American Fork, 2022 

The Egg Farm EDA Project Area was created with the intent of incentivizing commercial development in 
American Fork City. The project area does not contain any residential units and none of the area is made 
up of residential development. The financing of infrastructure improvements has spurred the development 
of the North Pointe Business Park, which has housed some of the first high-tech businesses in northern 
Utah County. This development has served as a magnet for other high-tech companies in the valley. Several 

Egg Farm Economic Development Area 
Expected Expiration: 2028 
Acreage: 91.31 
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Figure 34: Patriot Station CRA Parcels 

Source: City of American Fork, 2022 

The majority of tax increment (74.3%) will be used to facilitate the creation of a true TOD, meaning higher 
density and a "live, work, and play" environment for residents, employees and patrons. During fiscal year 
2023, a code change was approved to require a minimum of 55 residential units per acre for new 
development in the Transit Core Mixed-Use Core. This will impact density and revenue from property tax 
for new development in the project area. 

Housing and Transit Reinvestment Zones (HTRZs) and Transit Reinvestment Zones (TRZs) 
Creation of a HTRZ at the Transit Center node is not likely because it would overlay with the recently created 
Patriot Station CRA.  HTRZ requirements include a density of at least 50 residential units per acre on 51% 
of the HTRZ area. And, at least 12% of the residential units would need to be affordable (9% at 80% of AMI 
and 3% at 60% of AMI).  If created, the RDA would receive 80% of the increment for a maximum of 25 years 
per parcel to use for projects that would benefit the Transit Center. 
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Table 6: HTRZ Requirements 

Commuter Rail Light Rail, BRT BRT 

12%* 12%* 12%* 

9% 9% 9% 

3% 3% 3% 

- 51% 51% 51% 

>=50 >=50 >=39 

10 10 10 
- 125 100 100 

- - -

-

Source: Wasatch Front Regional Council and ZPFI Joint White Paper 

Special Assessment Area (SAA) 
Special Assessment Areas (“SAAs”) are a financing mechanism that allows governmental entities to 
designate a specific area for the purpose of financing the costs of improvements, operation and 
maintenance, or economic promotion activities that benefit property within the area. Entities can then levy 
a special assessment, on parity with a tax lien, to pay for those improvements or ongoing maintenance. The 
special assessment can be pledged to retire bonds, known as Special Assessment Bonds, if issued to finance 
construction of a project. Utah Code §11-42 deals with the requirements of special assessment areas. 

The underlying rationale of an SAA is that only those property owners who benefit from the public 
improvements and ongoing maintenance of the properties will be assessed for the associated costs as 
opposed to other financing structures in which all City residents pay either through property taxes or 

a SAA but SAAs have been successfully established in downtowns in order to improve the appearance of 
downtowns, add street lighting, improve sidewalks and signage, etc.  
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While not subject to a bond election as is required for the issuance of General Obligation bonds, SAAs may 
not be created if 40 percent or more of those liable for the assessment payment1 protest its creation. 
Despite this legal threshold, most local government governing bodies are unwilling to create an SAA if 1020 
percent of property owners oppose the SAA. 

Once created, a SAA’s ability to levy an assessment has similar collection priority / legal standing as a 
property tax assessment. However, since it is not a property tax, any financing secured by that levy would 
likely be done at higher interest rates than general obligation, sales tax revenue or utility revenue bonds. 
Interest rates will depend on a number of factors including the ratio of the market value to the assessment 
bond amount, the diversity of property ownership and the perceived willingness and ability of property 
owners to make the assessment payments as they come due. All improvements financed via a SAA must 
be owned by the City and the repayment period cannot exceed twenty (20) years. 

Public Infrastructure District (PID) 
A public infrastructure district (PID) can be created with the consent of all property owners within a given 
area to fund capital infrastructure within the district. Once established, a tax rate of up to 15 mills can be 
levied on property within the PID. In practice, cities in Utah who have used the PID mechanism have opted 
for much lower tax levies. 

With a revenue stream established, bonds can be issued at a cost much lower than other development 
financing.  Plus, the issued bonds are not recorded on the City’s books.  In some cases, tax increment is 
used to make the debt payments and it is not necessary to enact any tax rate within the PID. 

Concerns have been voiced about the relative competitiveness of sites with PIDs in comparison to other 
nearby sites that do not have the added debt obligations. If a PID is created,  it is important to identify the 
added amenities and enhancements provided in the PID area. 

Given the amount of vacant land in the North Gateway and Recreation Center districts, these nodes 
would be the most likely candidates to create a PID for needed infrastructure. 

Opportunity Zones 

of the study area is in an opportunity zone. While the initial 5 and 7-year opportunities have expired, the 
most significant benefit remains if projects are constructed before 2027.  In this case, if properties are held 
for a period of 10 years, there are no capital gains on the appreciation of the investment. 

1 Based on the method of assessment selected, i.e. acreage, front footage, per lot, etc. 

10-20
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Figure 35: Opportunity Zone in American Fork 

Source: Wasatch Front Regional Council 

Fees 
Impact Fees 
Impact fees are one-time fees charged to new development to offset the capital costs associated with new 
development.  They are one source of funding for new capital improvements to maintain service levels and 
expand capacity for new growth as it occurs. The City currently charges impact fees but may need to update 
its Impact Fee Facilities Plans (IFFPs) to include any new infrastructure needs identified in this General Plan. 

public facilities listed in Utah Code 11-36a-102(17). 

Advantages: New development pays its own way – proportionate share of capital costs 
Could be a long-term repayment source for other funding mechanisms 

Disadvantages: Receipt of impact fees takes place over many years and is not guaranteed 
Fees can only be charged and used for system and not project improvements 

If impact fees are used for infrastructure improvements, bonding would likely need to be utilized to pay 
for the infrastructure needs upfront, with impact fees as the repayment source for a likely sales tax bond. 

Transportation utility fees (TUFs) can be collected if part of a separate utility fund for the maintenance of 
roads.  However, the City needs to be very careful that any fees collected are not viewed as a backdoor tax 
rather than a fee and that a separate utility fund is established.  These fees cannot be used for capital costs 
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(which is seen as improving the system and therefore a tax, rather than maintaining the system), but the 
revenues could provide some relief for City funds currently used to maintain roads, thereby freeing up 
more resources for capital costs. 

If road fees were to be enacted by the City Council, at a rate of at least $5 per month, which would have to 
be backed up by a thorough analysis, the residential units in the City (approximately 10,780 units)2 would 
produce revenues of approximately $53,900 per month, or about $647,000 annually. In addition, 
nonresidential development would pay this fee, generally based on ITE traffic generation, with revenues 
dependent on the number of businesses and the fee charged to those businesses.3 

User Fees 
It is good practice to regularly review fees charged for building permits, business licenses, rentals, 
recreation programs, etc. to ensure that costs are being covered.4 If costs are not covered, then General 
Fund monies are being diverted to uses which could legitimately be covered by fees, thereby reducing 
funds available for other purposes. 

Grants 
Utah Department of Environmental Quality (DEQ) 
The Utah Department of Environmental Quality - Utah Division of Water Quality’s (DWQ) Clean Water State 
Revolving Fund Loan Program (SRF) receives, on average, a combined $9 million a year from State and 
Federal funding and an additional $15 million in funding each year from loan repayments. This money is 
used to fund water quality and wastewater infrastructure projects in Utah through grants and loans to 
municipalities in Utah. 

In addition, DEQ provides funding from available petroleum brownfields grant funds to persons interested 
in having their property assessed for environmental contamination. 

Community Development Block Grant Funds (CDBG) 
These funds can be used to accomplish City goals that are intended to benefit primarily low and 
moderateincome families. 

The Utah Office of Outdoor Recreation has several different grant programs, a few of which are listed 
below. 

Utah Outdoor Recreation Grant (UORG)is for new outdoor recreation infrastructure projects which 
helps communities build recreation amenities that support local economic development. Within 
the UORG program are the UORG Tier 1 ($15,001-$200,000), Regional Asset Tier (Up to $750,000), 
Mini-Grant (Up to $15,000), and the Utah Outdoor Classroom Grant (Up to $15,000). 

2 American Community Survey, 2023 ACS 5-Year estimates. 
3 The fee per business is usually dependent on an average ratio of trips made by various business types as reflected in 
sources such as the Institute of Transportation Engineers (ITE) Manual. 
4 In some cases, such as for youth and senior programs, many cities have the policy of subsidizing some of the costs. 
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Land and Water Conservation Fund (LWCF) is a federally-funded program established to assist 
government agencies with the creation of high-quality, public outdoor recreation facilities. LWCF 
grants have been used to construct golf courses, swimming pools, and parks. 

Recreation Restoration Infrastructure Grant (RRI) funds the restoration or rehabilitation of existing and 
developed recreation areas and trails so the public can safely access them.  The RRI grant funds from 
$5,000 to $150,000. 

Other grants are available for restoration of high-use and high-priority trails, boating access and 
motorized recreation. 

Safe Streets and Roads for All 
The United States Department of Transportation has planning and implementation grants available to 
promote safer transportation routes. 

This tax has already been enacted to the full 0.10 percent in Utah County.  American Fork could apply for 
these funds for various projects focused on recreation/parks/open space, but obtaining this funding is 
generally highly competitive. 

The National Recreational Trails Funding Program, also known as the Recreational Trails Program (RTP), is a 
grant program that helps fund the construction, maintenance, and restoration of recreational trails and 
trail-related facilities. The program is overseen by the U.S. Department of Transportation's Federal Highway 

This group is focused on connecting and maximizing the potential of the 41,000+ miles of multiuse trails 
that stretch from coast to coast. This group believes that when trails are connected, their use goes up 
significantly. Today, this group has more than 150 trail networks in development nationwide. Funding for 
this program comes largely from the Bipartisan Infrastructure Law (BIL) passed by Congress in 2021. 

Federal grants are issued through the United States Department of Transportation (USDOT). A dashboard 
is provided at h ps://www.transportation.gov/grants/dashboard that allows the user to match needs with 
available grants. 

The PeopleForBikes Industry Community Grant Program provides funding for projects that make bicycling 
better in communities across the U.S. Since 1999, PeopleForBikes has awarded more than 400 grants to 
nonprofit organizations and local governments in all 50 states, the District of Columbia and Puerto Rico. 
Their investments total more than $3.5 million and have leveraged $775 million in public and private 
funding for bike-related projects nationwide. 

The Bipartisan Infrastructure Law consists of nearly 400 funding opportunities. Visit https://localinfra-
structure.org/funding-opportunities/ and type in the type of infrastructure needs to see available funding 
sources.  These funding sources are currently being reviewed and are subject to change. 
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State Revolving Loan Fund 
The State Revolving Loan Fund helps cities with unique circumstances which make traditional bonding 
difficult.  These loans can be very low interest rates or partial grants and are most often used for water and 
sewer projects. 

Property Leases 
If the City owns property not being used by the City, it has options to either: 1) sell the property and thereby 
raise revenue for infrastructure needs; 2) ground lease its property to developers who build vertically; or 
3) lease the buildings it owns directly to tenants. 

Housing 
Low Income Housing Tax Credits (LIHTC) 
Last year, the federal LIHTC program gave State and local LIHTC-allocating agencies the equivalent of 
approximately $10 billion in annual budget authority to issue tax credits for the acquisition, rehabilitation, 
or new construction of rental housing targeted to lower-income households. This is an attractive tool to 
many developers that lowers their overall costs of developing affordable housing. 

HOPZs were enacted by the Utah Legislature in its 2024 session in SB168.  The basic requirements for a 
HOPZ are as follows: 

Can be established directly by a municipality; 
Must be 10 acres or less; 
Must be zoned for at least 6 units per acre; 
60 percent of the housing units must be affordable (less than 80 percent of the median county 
home price); 
Housing must be deed-restricted for at least five years; and 
And more provisions are in the bill. 

If created, the municipality can receive 60 percent of the tax increment for 15 years. 

SB268, passed by the Utah Legislature in 2024 and revised in 2025 (SB23) allows cities to use tax increment 
to create a town center, with owner-occupied units, in areas not covered by HTRZs. There must be a 
minimum of ten developable acres and a maximum of 100 developable acres in a FHIZ. The approval 
process is similar to that of HTRZs, with HTRZ committee approval required.  In the case of American Fork, 
a FHIZ could only be created in an area not already covered by a CRA or HTRZ. 

There is a per-acre minimum residential density requirement of 30 units per acre, and 51 percent of the 
developable acres in the FHIZ zone must be residential development with at least 50 percent of the homes 
owner-occupied. However, there are allowances for extraterritorial homes in meeting the FHIZ standards. 

There is also a requirement that at least 25 percent of homes within the first home investment zone remain 
owner occupied for at least 25 years from the date of original purchase; and that at least 12 percent of the 

homes that are owner occupied and 12 percent of the homes that are not owner occupied are affordable. 
There must be 20 percent affordable homes in any extraterritorial areas. 

At least 12 percent of homes inside the FHIZ zone, and at least 20 percent of homes outside the zone must 
be affordable. Owner-occupied homes are defined to be affordable at 80 percent of the county median 
home price (or zip code median home price in some circumstances); rental homes are affordable at 80 
percent AMI. 
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American Fork Public Engagement Synopsis

Signifi cant outreach has been completed for 
this project in order to better understand the 
needs of the community.  The project team 
held stakeholder interviews as well as ran a 
booth to at the American Fork Steel Days event. 
Several visual preference boards were set up 
to allow residents and other stakeholders to 
give feedback and vote on what amenities they 
would like to see in the city. These boards listed 
the following amenities (votes in favor of are 
in parentheses), as well as section for general 
comments where citizens could leave their own 
comments and feedback. 

Land Uses

• Single Family Homes (187)

• Family Entertainment (120)

• Restaurants (86)

• Civic Uses (Library, Museum, etc) (78)

• Grocery / Neighborhood Commercial (49)

• Boutique Retail Spaces (42)

• Mixed-Use Developments (32)

• Twin Homes (27)

• Startup / Business Incubators (22)

• Apartments (21)

• Townhomes (20)

• Medical Clinics / Offi  ces (15)

• Fourplex (14)

• Garden Courts (9)

• Offi  ce Park (9)

• Professional Offi  ces (Dental, Tax, etc) (6)

Transportation

• City-Wide Trail Network (101)

• Multi-Use Trails (88)

• Protected Bike Lanes (75)

• Roundabout / Traffi  c Circles (59)

• Bike & Scooter Share (59)

• Bike-Safe Roundabouts (56)

• Shared Parking (47)

• Traffi  c Calming Features (44)

• Enhanced Public Transit (44)

• Buff ered Bike Lanes (42)

• Bike / Scooter Parking (40)

• On-Street Parking (37)

• Bike / Pedestrian Priority Intersections (34)

• Public EV Charging Stations (33)

• Bus Rapid Transit (BRT) (31)

• Mid Block Crossings / Raised Crosswalks (27)

Downtown Urban Design & Streetscape

• Outdoor Dining (84)

• Decorative Street Lighting (74)

• Street Trees / Planters (71)

• Historic Walking Tour (63)

• Traditional Style (52)

• Urban Town Center (51)

• Street Furniture / Seating (49)

• Uniform Streetscape (48)

• Public Art (46)

• Quality Mix of Styles (43)

• Plaza (40)

Public Engagement Feedback
2.1.a
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• Decorative Light Fixtures (38)

• Modern Style (27)

• Themed Signage (26)

• Wayfi nding Signage (15)

• New Urbanist Style (14)

Open Space, Recreation, & Entertainment

• Updated Rec Center (187)

• Farmers Market (154)

• Splash Pad / Pool (139)

• Trails (104)

• Indoor / Outdoor Event Center (102)

• Pump / Cycle Track (92)

• Sports Courts (Tennis / Pickleball) (89)

• Nature Playground (87)

• Dog Park (81)

• Native Wetland Access (77)

• Hammock Park (74)

• Playground (69)

• Outdoor Games (63)

• Green Space / Pocket Park (56)

• Community Garden (51)

• Trails Wayfi nding Signs (39)

General Comments

• No need for roundabout on 700 North corner. 
No eminent domain. (2)

• Connect all sidewalks (6)

• Less money on parks and rec (1)

• No city funded internet - let private 
businesses do the job (4)

• Better  connections to the frontRunner 
station (6)

• Improve the roads. 610 East! Potholes are 
bad! (1)

• 300 N / 600 E needs a roundabout to reduce 
crashes. Others on 300 N would benefi t too. (1)

• Need fi ber internet (16)

• Tiny home development or zoning for 
building small homes (4)

• Less townhomes, less apartments (2)

• Walking/shopping blocked off  or brick street  
(1)

• Need more stuff  on Main Street - Restaurants, 
etc. (1)

• Safer for bikers and drivers (1)

• No "left turn yield" in big intersections. Green 
arrow only! (1)

• No more roundabouts (2)

• Need more shade in parks. No one uses them 
because its too hot (1)

• Need an all abilities playground in AF! Off er 
classes fro special needs too. Need swings for 
the special needs. (2)

• Dog waste disposal stations along the trails 
and parks. (1)

• Rec center with high jump and gymnastics (1)

• Trim trees on trails (1)

• Bicycle paths (1)

• Restore springs and American Fork river to 
natural fl ows and provide naturalized landscape 
(1)

• VLO Solutions pump tracks - pump track 
builders - Get one in the city! (1)

• Smaller single-family starter homes (2)

• Older playground (like the old discovery park) 
before they ruined it. A park for all ages (1)

• more trees (3)

• UTA stops on 100 E (1)

• Less trash housing we lost out beautiful 
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mountain view (2)

• When is 700 N going to connect to 100 E by 
the cemetery (7)

We have also synthesized the comments and 
feedback given during our interviews with 
council members, city staff , and other relevant 
stakeholders.

When stakeholders were asked what their top 
3 priorities for the general plan update, they 
responded:

• Transportation: There are frequent 
complaints about transportation issues.

• Open Space and Parks: The quality of open 
spaces and parks is considered important.

• Housing and Zoning: Mixed-types of housing 
and zoning support the hometown feel and 
cater to a range of life stages.

• Lifestyle: There’s a desire for a live-work-play 
lifestyle, with access to recreation and transit.

• Public Facilities: The public works complex 
needs a redesign, and city facilities need 
improvement. There’s a question about whether 
changes or updates are needed before the 
property is gone.

• Strategic Growth: The city should guide and 
manage strategic growth, looking to the future.

• Quality of Life and Trail Systems: There’s a 
desire to connect quality of life to trail systems 
and to protect the corridors now.

• City Build Out: Refl ect and seek build out of 
the entire city, considering the total population.

• Residential Preferences: Residents are 
growing tired of high-density living and are not 
looking for rezoning.

• Commercial Spaces: There’s a need to 
guard commercial spaces and be patient. The 
downtown area factors into this.

When asked about transportation, they 

responded:

• Traffi  c Flow: There’s a need for improved east-
west traffi  c fl ow, especially during peak hours.

• Parking and Public Transit: More parking 
could have been provided in the Transit-
Oriented Development (TOD). The possibility of 
TRAX coming down State Street was discussed.

• Street Confi guration: Suggestions were made 
to create a good cross-section for Main Street in 
partnership with UDOT and to fi gure out Main 
Street confi guration.

• Transportation System: The current system 
is under-designed and underdeveloped. A 
transition towards multi-modal transportation, 
making things more walkable, and adding a bus 
or transit loop was suggested.

• Crossing Points: Key locations to cross State 
were identifi ed.

• Connectivity: There’s a need for more 
accessible public transportation, a bike system, 
trail connectivity, and improvements in East-
West connectivity throughout the city.

• Trail System: A master plan for the trail system 
was suggested, with a focus on making key 
connections.

• Harbor Connection: Connecting the harbor 
with transportation and trails was discussed.

• Bus Rapid Transit (BRT): The BRT project 
on State Street is not moving forward due to 
legislative decisions. If the city wants BRT, the 
mayor needs to get involved.

• Rail Line Issues: There’s a desire to eliminate 
the track through Lehi, American Fork, 
Lindon. Union Pacifi c (UP) is holding the Utah 
Department of Transportation (UDOT) hostage 
because of two customers.

• Flex Lanes and Corridor Preservation: Flex 
lanes are being considered on Pioneer Crossing. 
UDOT already owns some of the adjusted 
alignments. Corridor preservation is a willing 
buyer and willing seller.
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• Active Transportation: There’s a proposal to 
do a fi xed guideway over the bridge on the left, 
adding active transportation and transportation 
pieces to the bridges. Two active transportation 
funds were mentioned.

• Looping Shuttle Service: There’s a need for a 
looping shuttle service, paratransit, and senior 
loops throughout the city.

• Commercial Space: There’s a need to service 
people on the south side of the city, ensuring 
there’s enough space for commercial in the SAP.

• Inter-City Relations: There’s a growing 
impatience with what other cities expect of 
American Fork

When asked about land use, they responded:

• City Expansion: Support for maintaining 1/3 
acre lots as the city expands east. The city is 
considering purchasing land around city hall.

• Zoning and Architecture: Opposition to 
upzoning with a desire for a cohesive element 
that smooths out transition zones. A cohesive 
vision for architecture is needed, with openness 
to general architecture that pays homage to the 
old style.

• Community Core: The community core 
could benefi t from a rebuild, with businesses 
that bring people together. There’s a desire for 
gathering spaces and stroll areas.

• Amenities: A need for a good steak house, 
a brew pub, and the introduction of Fiber was 
suggested. The Transit-Oriented Development 
(TOD) needs convenience stores and other 
amenities.

• Public Works Department: The department 
should stay where it is, but it would be 
benefi cial to have the department heads in one 
area in the downtown complex.

• Urban Planning: The station area should 
be kept very modern and highly urban, while 
downtown should maintain a historic small 
town feel. Gathering spaces are needed 

throughout the city, not just downtown.

• Density and Growth: Density should be close 
to access and main corridors. There’s a need for 
strategic growth, respecting core values, quality 
of life. The freeway is a dividing line, with a need 
for mixed housing and amenities for people in 
the TOD area.

• Infrastructure: City infrastructure needs a 
refresh. Development emphasis is on the new 
growth.

• Recreational Spaces: A centrally located Rec 
center, an all-abilities playground, a new park 
with a fi re station, and upgraded trails at Art Dye 
park were suggested.

• Roadways: Support for changing the name 
of 500 E to American Fork Avenue, with the 
addition of a bike boulevard and parking on the 
roadway to buff er it.

• Community Character: The challenge is 
to keep American Fork as one community. 
There are water concerns, with opposition to 
development south of Lakeshore Drive. Areas 
already zoned should be a sending area for a 
Transfer of Development Rights (TDR) program.

• Additional Facilities: Addition of another 
grocery store, an upgraded fi tness center, and 
a 30-acre park design on the south side. A fi re 
station on the south to improve response times 
is a must-have improvement.

• Potential Developments: Potential for 
annexation of the developmental center in 
the north portion of the city, which is open 
to a mixture of housing and commercial sites, 
with moderate density. The location with 
the troubled teens area could be a potential 
redevelopment site.

When asked about downtown, they 

responded:

• Vision for Downtown: There’s a vision for a 
walkable, enjoyable, and vibrant downtown 
area. Suggestions include creating draws to 
downtown, such as a theater, dinner, and 
entertainment.
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• Historic Look: There’s a preference for a 
historic look for the downtown area, with a 
desire for it to be purposeful and cohesive.

• Evolution of Downtown: The downtown area 
needs to evolve with some density, commercial 
spaces on the ground fl oor, gathering spaces, 
and amenities like a splash pad. A pedestrian 
bridge over State from old state facilities into 
the new development was proposed.

• Density and Accessibility: If density is on the 
south side, people should not need to cross 5 
lanes with a bunch of groceries. A senior center 
opportunity in downtown was mentioned.

• Historic vs Modern: The downtown area 
should be more historic, while the FrontRunner 
area should be more modern.

• Community Hub: The city should play 
an active role in creating a community hub 
downtown. The downtown should be the main 
gathering spot with things that bring both sides 
together.

• Revitalization of Downtown: The biggest 
concern is the revitalization of downtown. The 
vision is to defi ne the downtown area, outlining 
its options, opportunities, and pitfalls, and make 
it the heart of the future of the city.

• Downtown as a Draw: The downtown 
should be an area that draws people into 
town, especially from the high-density area. It 
should be a gathering place for entertainment, 
business, restaurants, and lodging.

• Avoiding Division: The aim is to avoid having 
two separate American Forks. The downtown 
should mix the traditional (on the ground fl oor) 
with the modern.

• Wayfi nding and Branding: Wayfi nding and 
branding should be used to defi ne the area. The 
future downtown area could be from 300 E to 
300 W – Pacifi c South to 100 S.

• City’s Role: Its understood that the city 
needs to drive the development of downtown. 
Placemaking is as important as infrastructure.

• Downtown Plan: The vision for the downtown 

area needs to be dialed in. There’s a need 
to connect with the survey group to get an 
updated downtown plan.

• Architectural Elements: Architectural 
elements should be classy and nice, with 360 
architecture that’s historical in nature. The style 
should be American Traditional – late 1800s, 
turn of the century.

• Density Restrictions: The downtown 
area refl ects the rest of the city. There are 
no restrictions on density if you can park it. 
However, residents might get nervous with 
tall vertical buildings. The CC1 code outlines 
the architectural character, which needs to be 
reviewed and possibly strengthened.

Other comments:

City History and Character:

• The interviewee has lived in American Fork 
for most of his life and has seen the town’s 
evolution.

• American Fork has a great history and 
a hometown feel that stakeholders hope 
to maintain as the city grows. This sense of 
unity and city pride is key to the community’s 
character.

Community Amenities and Events:

• Community events like Steel Days, parks, 
open spaces, and amenities such as the dog 
park contribute to the city’s appeal.

• 30 yr old rec center is outdated and needs a 
refresh.

• There’s a cricket team (only cricket fi eld in 
Utah county).

• A bike park and a splash pad are suggested 
additions.

Infrastructure and Public Facilities:

• The interviewee recognizes the need for taxes 
to support infrastructure.

• Public facilities – public works complex needs 
a redesign, city facilities need help.

• Police need new storage space.
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• A better storm drain plan is needed. The old 
portion of the city needs to interface with the 
new. The city has to move beyond ditches for 
storm drains.

• Infrastructure needs to be kept ahead 
of development to avoid issues like what 
happened on Second South.

• The storm drain master plan needs to be 
reviewed. 80% is correct, 20% is incorrect.

Future Planning and Development:

• Incorporate expectations, wants, needs of 
new residents.

• Drawn up plans would be great to look at.

• The work done with the American Fork 
Station Area Plan was highly praised.

• There’s an eff ort to get other mayors on 
board.

• A water supply section of the General Plan 
(GP) is needed. Connect with the survey group 
for this.

• The city is at compromised levels in the south 
by the lake. The Utah lake interface needs to be 
fi gured out.

• A defend line in the south needs to be 
defi ned. Some areas are underwater.

• A density bank, similar to a water bank, 
is needed. Chat with Patrick about the TDR 
program.

Quality of Life and Connectivity:

• Quality of life improvements are important, 
with the library bond as an example. The 
citizens are okay with decisions that enhance 
quality of life.

• Fiber connectivity is desired by residents. 
CenterCom and Strata are expected to partner 
for high-speed fi ber connections
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AMERICAN FORK
GENERAL PLAN UPDATE

Commenced 2024

Engaged multiple stakeholder groups
- City Council
- Planning Commission
- MAG
- UTA
- UDOT
- Parks Committee
- Developers
- Land Owners

2 Public Engagement Events
- Steel Days
- Family Day at the Library



WHAT IS A GENERAL PLAN?

• Long-range policy document (20–30 years)
• Guides growth and development
• Required by State law
• Not zoning (policy, not regulation)



WHAT’S IN THE PLAN?

• Overview
• Land Use
• Development Focus Areas
• Multimodal Transport
• Parks, Open Space & Trails
• Infrastructure pressures
• State requirements



WHY UPDATE THE PLAN?

• Significant growth in recent years
• Changing housing needs
• Infrastructure pressures
• State requirements

PURPOSE OF THE PLAN

• Establish land use vision
• Guide development decisions
• Align infrastructure planning
• Support economic growth



FOCUS AREAS MAP

• Land use designations that allow for flexibility in 
the city’s future

• 7 Focus Areas have been identified
• Commercial Center
• Transit Center
• Downtown
• East Gateway
• Employment Center
• Recreation Center
• North Gateway



LAND USE MAP COMPARISON



FUTURE LAND USE MAP

• In response to the public engagement events and stakeholder interviews, 
we were better able to understand the city’s vision for the future of 
American Fork

• This Future Land Use map maintains the existing character of the city while 
planning for smart growth opportunities and satisfying state mandates. 

• We have established 8 general categories of land uses that exist within the 
city. The land uses allow for flexibility and resiliency for future decision 
making. These uses are as follows:

• Detached Residential
• Attached Residential
• Employment
• Industrial
• Commercial
• Manicured Open Space
• Natural Open Space
• Civic
• TOD



Current Proposed

LAND USE MAP COMPARISON



WHAT’S ON THE GROUND NOW?
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Fitness Center
Road CIP
Impact Fee Funds
Local Building Authority

Fiscal Year 2026
Budget Work Session March 31, 2026

Budget Process

• Budget requests based on department needs in line with Council’s 
strategic goals

• Finance compiles department requests
• Administration meets with department heads to determine 

recommendations for tentative budget
• Priorities are set based on Council goals with limited resources
• Work sessions to discuss recommendations
• Tentative budget compiles all recommendations in line with goals 

and resources for a balanced budget

1

2
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2

Budget Timeline

Budget workshopFebruary

Budget Work SessionsMarch- April

Adopt Tentative BudgetMay

Final Budget Adopted June

Fitness Center

3

4
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Fitness Center

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedRevenues

2.0%$41,600$2,082,100$2,040,500Charges for Services

0.0%092,00092,000Use of Money & Property/Other

-0.1%(1,016)1,191,2001,192,216Transfer from General Fund

1.2%$(6,018)$3,365,300$3,324,716Total Revenues

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedExpenditures

6.8%$122,556$1,917,899$1,795,343Personnel

10.0%127,0281,402,4011,275,373Operating

-82.3%(209,000)45,000254,000Transfer to Capital Projects/Equipment

1.2%$40,584$3,365,300$3,324,716Total Expenditures

Does not include capital improvements that would be subsidized by the general fund.

Fitness Center
Revenues
• Charges for services increase of 2.0%
• Transfer/subsidy from General Fund 35% of expenses

Expenditures
• Personnel – increase $122,556 or 6.8%- no added FTE
• Operations – increase $127,028 or 10.0% - utilities & building maintenance
• Capital Projects – decrease $209,000 or 82.3%

 Fitness Center Improvements subsidized by General Fund Reserves – discussed 
at future work session

5
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Road CIP & Impact Fees

Road CIP

% DifferenceDifference
FY 2027 

Recommended
FY 2026 

ApprovedRevenues

25.0%$400,000$2,000,000$1,600,000Taxes

11.1%200,0002,000,0001,800,000Intergovernmental

100.0%100,000100,0000Use of Money & Property

20.6%$700,000$4,100,000$3,400,000Total Revenues

% DifferenceDifference
FY 2027 

Recommended
FY 2026 

ApprovedExpenditures

100.0%$180,000$180,000$0Operating

-14.6%$(626,180)$3,673,820$4,300,000Capital 

100.0%494,758494,7580Transfers

1.1%48,578$4,348,578$4,300,000Total Expenditures

7
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Road CIP

Estimated CostImprovements

$1,150,000100 West Improvements (100 N – 700 N) 

300,000100 East Waterline (700 N – 1120 N)

217,000CDBG 11 (King Street from 100 N – 500 E)

900,000Overlay

125,000Crack Seal

455,200Microsurface

81,620Slurry

445,000Vehicles & Equipment

$3,673,820Total Capital Expenditures

Road Impact Fees
% 

DifferenceDifference
FY 2027 

Recommended
FY 2026 

ApprovedRevenues

-55.2%(2,845,031)$2,308,871$5,153,902Intergovernmental

566.7%170,000200,00030,000Use of Money & Property

-63.3%(950,000)550,0001,500,000Impact Fees

-54.2%$(3,625,031)$3,058,871$6,683,902Total Revenues

% 
DifferenceDifference

FY 2027 
Recommended

FY 2026 
ApprovedExpenditures

-70.3%$(15,101)$6,394$21,495Operations

-36.5%(4,882,627)8,504,73113,387,358Capital 

-36.5%$(4,897,728)$8,511,125$13,408,853Total Expenditures

9
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3/31/2026

6

Road Impact Fees

Estimated CostImprovements

$2,589,681700 North Extension

780,000200 South 300 West Roundabout (MAG)

440,050Pony Express Corridor (50% portion of MAG match)

775,0001100 South 100 South

3,720,000Lakeshore Drive – Phase 1

200,000Developer Reimbursement

$8,504,731Total Capital Expenditures

Park Impact Fees
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3/31/2026

7

Park Impact Fees

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedRevenues

125.0%$740,000$1,332,000$592,000Intergovernmental

400.0%200,000250,00050,000Use of Money & Property

-63.3%(950,000)550,0001,500,000Impact Fees

-0.5%$(10,000)$2,132,000$2,142,000Total Revenues

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedExpenditures

-83.7%$(10,000)$1,214$11,945Operating

31.1%1,319,9585,565,0004,245,042Capital

-0.5%(627)117,208117,935Transfers

29.9%$1,309,331$5,683,422$4,374,822Total Expenditures

Park Impact Fees

Estimated CostImprovements

$1,565,000Art Dye Trail (MAG)

4,000,000Lakeview Park – 620 South

$5,565,000Total Capital Expenditures
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3/31/2026

8

Public Safety Impact Fees

Police Impact Fees

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedRevenues

400.0%$40,000$50,000$10,000Use of Money & Property

0.0%0100,000250,000Impact Fees

36.4%$40,000$150,000$110,000Total Revenues

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedExpenditures

-5.6%$(107,655)$1,800,000$1,907,655Capital

-100.0%(163,137)0163,137Transfers

-13.1%$(270,792)$1,800,000$2,070,792Total Expenditures

Capital Improvements
• Evidence Building $300,000
• Tenant Improvements $1,500,000

15
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3/31/2026

9

Fire Impact Fees

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedRevenues

-100.0%$(10,000)$0$10,000Use of Money & Property

-40.0%(100,000)150,000250,000Impact Fees

-42.3%$(110,000)$150,000$260,000Total Revenues

% DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedExpenditures

-100.%$(10,000)$0$10,000Operations

-100.0%(200,000)0200,000Capital

-45.0%(330,429)404,654735,083Debt Service/Costs of Issuance

-57.2%$(540,429)$404,654$945,083Total Expenditures

Municipal Building Authority
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3/31/2026

10

Local Building Authority
% 

DifferenceDifference
FY 2027 

Requested
FY 2026 

ApprovedRevenues

-98.8%$(41,388,000)$500,000$41,888,000Use of Money & Property

100.0%2,473,7902,473,7900Transfers In

-92.9%$(38,914,210)$2,973,790$41,888,000Total Revenues

% 
DifferenceDifference

FY 2027 
Requested

FY 2026 
ApprovedExpenditures

16.3%$7$50$43Operating 

100.0%40,000,00040,000,0000Capital

179.6%1,589,7912,474,791885,000Debt Service/Costs of Issuance

4699.2%$41,589,791$42,474,841$885,000Total Expenditures
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