
Wednesday, December 7, 2022
Planning Commission

Planning Commission Agenda
PUBLIC NOTICE is hereby given that the Planning Commission of Spanish Fork, Utah, will hold a
meeting at the City Council Chambers, 40 South Main Street, Spanish Fork, Utah, with a work
session commencing at 5:30 p.m. and Planning Commission Meeting commencing at 6:00 p.m. on
December 7, 2022.
Planning Commissioners

Jesse Cardon
John Mendenhall
Todd Mitchell
Shauna Warnick
Joseph Earnest
Michelle Carroll

SPANISH FORK CITY does not discriminate on the basis of race, color, national origin, sex, religion,
age or disability in the employment or the provision of services. The public is invited to participate in
all Spanish Fork City Planning Commission Meetings located at the City Council Chambers, 40 South
Main Street, Spanish Fork. If you need special accommodation to participate in the meeting, please
contact the Community Development Office at 801-804-4580.

1. 5:30pm WORK SESSION -No formal actions are taken in a work session.
2. Minutes

 

 

 

 

 

File Attachments
minutes.planningcommission.11-2-2022.pdf (1,040 KB)

3. Zone Change (Public Hearing)
 

 

 

 

 

Subject A. November 2, 2022

Meeting Dec 7, 2022 - Planning Commission

Category 2. Minutes

Access Public

Type Action, Minutes

Subject A. ZONING MAP AMENDMENTS 2022. The proposal involves various amendments to
the City's Zoning Map.

Meeting Dec 7, 2022 - Planning Commission

Category 3. Zone Change (Public Hearing)

Access Public

Type Action, Discussion

https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLPPHP6339D8/$file/minutes.planningcommission.11-2-2022.pdf


File Attachments
memo.zoningmapreview.pc.12-7-2022.pdf (6,728 KB)

 

 

 

 

 

File Attachments
report.pc.ludlow.12-7-2022.pdf (14,120 KB)

 

 

 

 

 

File Attachments
report.pc.voorheesduplexaddition.12-7-2022.pdf (5,065 KB)

4. Title 15 Amendments (Public Hearing)
 

 

 

 

 

File Attachments
memo.eventcenterscdzone.pc.12-7-2022.pdf (129 KB)

 

Subject B. LUDLOW DEVELOPMENT ENHANCEMENT OVERLAY 2022. The proposal would
amend the Development Enhancement Overlay approval for a 0.32-acre property
located at 103 East 100 South.

Meeting Dec 7, 2022 - Planning Commission

Category 3. Zone Change (Public Hearing)

Access Public

Type Action, Discussion

Subject C. VOORHEES DUPLEX ADDITION. The proposal involves changing the current zone
from R-3 to R-3 with the Infill Overlay to allow for an additional duplex to be built
on the property located at 117 North 200 West.

Meeting Dec 7, 2022 - Planning Commission

Category 3. Zone Change (Public Hearing)

Access Public

Type Action, Discussion

Subject A. TITLE 15 COMMERCIAL DOWNTOWN AMENDMENT (EVENT CENTERS). The
proposal would amend Title 15 to allow event centers as a use subject to conditions
in the C-D Downtown Commercial zone.

Meeting Dec 7, 2022 - Planning Commission

Category 4. Title 15 Amendments (Public Hearing)

Access Public

Type Action, Discussion

Subject B. TITLE 15 AMENDMENTS. The proposal involves various amendments to Municipal
Code regarding Title 15 Land Use.

https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQMEJ5AD704/$file/memo.zoningmapreview.pc.12-7-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQMUN5CF479/$file/report.pc.ludlow.12-7-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQNAW5E63F2/$file/report.pc.voorheesduplexaddition.12-7-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQM2X593128/$file/memo.eventcenterscdzone.pc.12-7-2022.pdf


 

 

 

 

5. General Plan (Public Hearing)
 

 

 

 

 

File Attachments
22.05 Dec 2022 TMP PC_CC Master Memo (eff Jan 1, 2023).pdf (2,638 KB)

6. Concept Review
 

 

 

 

 

File Attachments
plans.siteplanrendering.canyoncourt.11-28-2022.pdf (2,063 KB)
plans.canyoncourturban.11-23-2022.pdf (3,512 KB)
elevations.residential.canyoncourt.11-28-2022.pdf (2,551 KB)
elevations.retail.canyoncourt.11-28-2022.pdf (493 KB)
plans.conceptset.canyoncourturban.11-23-2022.pdf (3,167 KB)
plans.roundaboutdesign.canyoncourturban.11-30-2022.pdf (2,977 KB)
Canyon Court Renderings 12-5-2022.pdf (8,280 KB)

 

 

 

 

 

File Attachments
plans.binghamconcept.11-21-2022.pdf (554 KB)

Meeting Dec 7, 2022 - Planning Commission

Category 4. Title 15 Amendments (Public Hearing)

Access Public

Type Action, Discussion

Subject A. TRANSPORTATION ELEMENT OF THE GENERAL PLAN 22.04-06. The proposal
involves revisions to the Transportation Master Plan.

Meeting Dec 7, 2022 - Planning Commission

Category 5. General Plan (Public Hearing)

Access Public

Type Action, Discussion

Subject A. CANYON COURT CONCEPT.

Meeting Dec 7, 2022 - Planning Commission

Category 6. Concept Review

Access Public

Type Discussion

Subject B. BINGHAM CONCEPT.

Meeting Dec 7, 2022 - Planning Commission

Category 6. Concept Review

Access Public

Type Discussion

https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLKR56F779/$file/22.05%20Dec%202022%20TMP%20PC_CC%20Master%20Memo%20(eff%20Jan%201%2C%202023).pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLGZ568F98/$file/plans.siteplanrendering.canyoncourt.11-28-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLH4568FA3/$file/plans.canyoncourturban.11-23-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLH7568FAB/$file/elevations.residential.canyoncourt.11-28-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLHA568FAE/$file/elevations.retail.canyoncourt.11-28-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLHE568FB4/$file/plans.conceptset.canyoncourturban.11-23-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLHH568FBC/$file/plans.roundaboutdesign.canyoncourturban.11-30-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLUL9K557823/$file/Canyon%20Court%20Renderings%2012-5-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLHP5693A6/$file/plans.binghamconcept.11-21-2022.pdf


 

 

 

 

 

File Attachments
plan.hwy6storageunitsconcept.11-10-2022.pdf (573 KB)

 

 

 

 

 

File Attachments
Spanish Fork Residential Development - Vesta Realty Partners.pdf (1,998 KB)

7. Discussion
 

 

 

 

 

8. Adjourn

Subject C. HIGHWAY 6 STORAGE UNITS CONCEPT.

Meeting Dec 7, 2022 - Planning Commission

Category 6. Concept Review

Access Public

Type Discussion

Subject D. VESTA CONCEPT.

Meeting Dec 7, 2022 - Planning Commission

Category 6. Concept Review

Access Public

Type Discussion

Subject A. PARKING REQUIREMENTS.

Meeting Dec 7, 2022 - Planning Commission

Category 7. Discussion

Access Public

Type Discussion

https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLQLHY569998/$file/plan.hwy6storageunitsconcept.11-10-2022.pdf
https://go.boarddocs.com/ut/spanishfork/Board.nsf/files/CLUL9E557384/$file/Spanish%20Fork%20Residential%20Development%20-%20Vesta%20Realty%20Partners.pdf
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TO:  Planning Commission 

 

FROM:  Jackson Dille 

 

DATE:   December 7, 2022 

 

RE:   Zoning Map Review, Amendments 

 

 

This correspondence includes a collection of images that identify irregularities, errors or other 

elements that staff believe should be addressed. 

 

The following modifications require the completion of a public process and affirmative action on 

the part of the City Council.  Properties are in this situation for a variety of reasons.  The most 

common situation is the change of use, particularly with the construction of public parks. 

 

Public notice has been sent to all residents surrounding the proposed changes. Community 

Development staff have also held an open house to help any concerned residents better 

understand the changes proposed to these areas. 
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Address: 1788 East 970 North 

 

Image: 
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Address: 1116 South 1450 East 
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Address: 1321 East Canyon Road 
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Address: 1923 East 280 South 
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Address: 375 North 1880 East 
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Address: 94 North 1800 East 
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Address: Legacy Farms 

 

Image: 
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Address: 1544 East Ridgefield Road 
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Address: Canyon Creek Parkway and Spanish Fork Parkway 
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Address: 668 West 1460 South 
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Address: 507 East Commerce Way 

 

Image: 
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Address: 686 North Slant Drive 
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Address: 1362 West, 1342 West River Ridge Lane  
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Address: Leland Substation  
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Address: New City Library  
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Address: North Lift Station  
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Address: Sewer Treatment Plant 
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Address: Triangle Park  
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Address: 1900 South Lift Station 
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ZONE CHANGE                                                                 COMMUNITY DEVELOPMENT 

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

 
 
 

Ludlow Development Enhancement Overlay 

2022 Zone Change Approval Request 
 

December 7, 2022, Planning Commission Meeting. 
 

Located at 103 East 100 South, including 0.32 acres. 
  

The subject parcel is currently zoned R-O Residential 

Office. 
 

The General Plan designation is High Density 

Residential. 
 

The applicant has requested to amend the existing 

Development Enhancement Overlay approval to allow 

for a new business use to take place without providing 

off-street parking, potential need for additional 

landscaping and without constructing a wall on the 

property’s northern property line. 
 

The Development Enhancement Overlay Zone is 

limited to the specific use approved.  When the specific 

use ceases to operate at the approved location, the 

property reverts to the underlying zone. 

 

 
 

Exhibits 
 

1. Request.  

2. Site Plans. 

3. Pictures. 

4. Letters. 

5. City Code. 

6. Minutes. 

 

Key Issues 
 

1. Can the Findings described in the Development 

Enhancement Overlay be made? 

 

Recommendation 
 

That the proposed Zone Change be approved based on the 

following findings and subject to the following conditions: 
 

Findings 

1. That any approvals are specifically tied to RejuvaRoom 

LLC as described in the letter by the applicant. 

2. That the proposed use as described in the letter from 

the applicant is appropriate for the site. 

3. That the propose use with the proposed improvements 

would not adversely impact neighboring properties. 

Conditions 

1. That the applicant meets any conditions imposed by 

the City Council. 

2. That the applicant receives Site Plan approval from the 

Development Review Committee. 

3. That the approval is tenant specific and when the 

business is turned over that any new uses of the site and 

the property will be reviewed again. 
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ZONE CHANGE                                                                 COMMUNITY DEVELOPMENT 
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Voorhees Duplex Addition Zone Change 

Approval Request 
 

December 7, 2022, Planning Commission Meeting. 
 

Located at 117 North 200 West, including 0.3 acres. 
  

The subject parcel is currently zoned R-3. 
 

The applicant has requested that a Zone Change to the 

R-3 Zone with the Infill Overlay be approved in order to 

allow for an additional duplex to be built.  
 

The property currently has an existing duplex. 

 

 
 

Recommendation 
 

That the proposed Zone Change be recommended for 

approval based on the following findings and subject to the 

following conditions: 
 

Findings  

1. That the proposal is consistent with the City’s General 

Plan Land Use Map Designation. 

2. That with additional details the proposal can meet the 

intent of the Infill Overlay zone. 
 

Conditions: 
 

1. That the applicant meets the City’s Zoning requirements 

and Construction Standards. 

2. That the applicant addresses any red-lines. 

3. That the applicant meets any conditions recommended 

by the DRC and Planning Commission. 

4. That the driveway is at least 20 feet wide and is concrete. 

Exhibits 
1. Memo. 

2. Site Plan. 

3. Landscaping. 

4. Building Elevations. 

 

Key Issues 
 

1. Have the provisions of the Infill Overlay zone been 

met? 

2. Utilities. 

3. Power. 

4. Setbacks. 

5. Building Elevations. 

6. Landscaping.  

 



Page 1  Exhibit 1 
 

December 7, 2022 

 



Page 1  Exhibit 2 
 

December 7, 2022 

 

 

 

 

 

 

 

 

 

 

 

 



Page 1  Exhibit 3 
 

December 7, 2022 



Page 2  Exhibit 3 
 

December 7, 2022 



Page 3  Exhibit 3 
 

December 7, 2022 

 



Page 1  Exhibit 4 
 

December 7, 2022 



Page 2  Exhibit 4 
 

December 7, 2022 



Page 3  Exhibit 4 
 

December 7, 2022 

 









© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS 

L=2138.53

5

32

9

8

5

11

4

NOT PERMITTED

CONDITIONAL USE

LEGEND

200 40 60 80 120

SCALE: 1" = 40'

NORTH



Memo
To: City Council

From: Chris Thompson P.E., Public Works Director/City Engineer

Date: December 13, 2022

Re: Transportation Master Plan

Staff Report

Proposed Effective Date: January 1, 2023

Proposed Changes

● Changes to Master Plan for Main St relief:
○ Center St: Change roundabout to signal at 920 W and 630 W.

Add traffic signal at 400 and remove the roundabout at 300 W.
○ 300 E: Add traffic signals on 300 S and Center St. Add

roundabouts at 400 N and 800 N.
○ 800 N: Add traffic signals at 200 E and 400 E.
○ 600 E: Add a traffic signal at Center St and roundabouts at

400 N and 800 N.
● Remove trail on west side of Main St between 3200 N and 3450 N
● Move Dry Creek Parkway (currently 2700 N) trail to north side of road
● Move Poplar Ln Connection Trail from Salem to west/south sides; delete

extra
● In the Main St Industrial area, add a trail along 300 W on the west side

of the road and 2050 N on the north?? side of the road.
● Re-route Loafer Mountain Pkwy as a major arterial further east and

reclassify 1450 W as a commercial collector.
● Realign Chappel Dr to match city-owned right-of-way.

Attached: Figures showing existing plans and proposed changes.

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



Existing Master Plan

Updated Transportation Master Plan (with Main St Relief Projects)



Main St Industrial Trail (before)

Main St Industrial Trail (after)



North Main St Trail (Before)

North Main St Trail (After)



Dry Creek Pkwy trail (Before)

Dry Creek Pkwy trail (After)



Poplar Ln Connection Trail from Salem (Before)

Poplar Ln Connection Trail from Salem (After)



Loafer Pkwy Alignment (Before)

Loafer Pkwy Alignment (After)(DRC Approval: )



Chappel Dr Alignment (Before)

Chappel Dr Alignment (After)
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Canyon Court Condominiums

Total Area

Total Landscaped Area

Total Building / Pad Area
Total Hard Surface Area

Total Impervious Area

Square
Footage Acreage Percent

of total

Tabulation Table

201,381 4.62 100
29,000 0.67 15
82,764 1.90 41

111,764 2.57 56

89,617 1.38 30

Sheet Index

1.0 Cover Sheet
1.1 General Notes
2.0 Site Plan
3.0 Utility Plan
4.0  Grading and Drainage Plan
5.0-5.2 Detail Sheets

Developer:

Canyon Court LLC
644 South Main
Springville, Utah 84663
801-787-3073

Engineer:

Dudley and Associates, Inc.
353 East 1200 South
Orem, Utah 84058
801-224-1252

Site Data:

Zone = Urban Village?
Total Area =   201,381 sq.ft. or 4.62 Acres
Total Units Proposed = 90

Parking Requirements =

90 units with 2.50/unit parking = 225 spaces required.
60% of the units = 54 Garages.
Required number of ADA spaces = 7 total, with 2 being van accessible.

221 parking spaces shown
60 single car garages
7 ADA spaces with 2 being van accessible.

3 dumpster locations.

Sheet No.

C - 1.0

Legend

Community Development

40 South Main Street
Spanish Fork, Utah 84660
Phone (801) 804-4500
Director - Dave Anderson
danderson@spanishfork.org

Public Works Department

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

Public Safety

40 South Main Street
Spanish Fork, Utah 84660
Phone (801) 804-4500

Emergency 911
Utah County Animal Shelter 801-785-3442

Engineering

Engineer: Byron Haslam, PE
40 South Main Street
Spanish Fork, Utah 84660
Phone (801) 804-4543
bhaslam@spanishfork.org

Building Inspection

40 South Main Street
Spanish Fork, Utah 84660
Phone (801) 804-4500

Gas

Questar
1640 North Mountain Springs Parkway
Springville, Utah  84663
Phone (801) 853-6585
Brad Mattinson

Electricity

Rocky Mountain Power
70 North 200 East
American Fork, Utah 84003
Phone (801) 756-1220
Fax (801) 756-1274
Mark Steele

Telephone

Qwest
75 East 100 North
Provo, Utah 84606
Phone (801) 356-7050
Cell (801) 473-3385
Kasey Lunt

Cable T.V.

Comcast Cable Communications, Inc.
1350 East Miller Avenue
Salt Lake City, Utah 84106
Phone (801) 485-0500
Fax (801) 487-1887

Site

Vicinity Map

2700 East 400 North
Spanish Fork, Utah
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AutoCAD SHX Text
NOTES: 1.     The fire protection items (fire hydrant, water mains, access roads, etc..) shown on this site plan are preliminary only.  Detailed fire protection plans shall be submitted with the building plans.  Plan reviews by the fire Prevention Bureau shall be completed prior to the issuance of a building permit.  The plan reviews by the Fire Prevention Bureau may identify additional fire protection requirements mandated by the International Fire Code.  Fire hydrant foot valves shall be installed at the connection point with the main water lines. 2.     All landscaped areas shall have an automatic, underground sprinkling system with a back-flow device to the building.  Back-flow devices shall be installed and tested in accordance with the City Code.  Water meters shall be located at the back of sidewalk or curb in an area that is accessible for reading and servicing.  Water meters shall not be located within areas enclosed with fences or within 10 feet (10') of any existing or proposed structure. 3.    If required by the City Code or by the applicant's permit for Industrial Wastewater Discharge, a sampling manhole and fat and oil separator/grease trap shall be installed I.A.W. City standards and specifications. 4.     All signage shall comply with the requirements of the City Code. 5.     All utilities, including water and sewer laterals, water and sewer mains, storm water drains, storm water sumps, sewer manholes, water valves, etc., shall not be located under covered parking areas and shall be installed according to the City Code. 6.     All roof drainage shall be routed through on-site storm water management facilities. 7.     At the time of construction, the City of  may determine based on professional experience and judgment and at its sole discretion, the need for the Owner/Developer to pay for, remove, and replace any existing substandard improvements such as curbs, gutters, sidewalks, drive approaches, driveways, decorative concrete, wheelchair ramps, etc., or any unused drive approaches. 8.     All construction shall conform to the City of  construction standards and specifications unless the improvement is within the UDOT right-of-way, in which case the construction shall conform to UDOT construction standards and specifications.
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Proposed 8" Sanitary Sewer Main
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Existing Sanitary Sewer Main (size noted on plan)

AutoCAD SHX Text
Proposed Culinary Water Main (size noted on plan)
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Existing Culinary Water Main (size noted on plan)
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Existing Storm Drain pipe (size noted on plan)
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Water Meter (size noted on plan)
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Culindary Water Valve
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Fire Hydrant
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Sanitary Sewer Manhole
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Storm Drain Manhole
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Storm Drain Box
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Proposed Storm Drain pipe (size noted on plan)
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Cable TV utility lines
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Existing Power lines
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New underground Power lines
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Outside Boundary lIne
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Existing surface improvements
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Existing Sidewalk
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Proposed Sidewalk
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Existing Contour Elevation
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Finish Contour Elevation
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4503.00
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Finish Spot Elevation
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Drainage Flow Direction
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Maple Mountain High School
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Sierra Park
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Maple Grove Middle School
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SR 147

AutoCAD SHX Text
400 North Street (SF)
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1600 South (Mapleton)
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390 N.
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250 N.
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Spanish Fork Pkwy
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Spanish Fork Pkwy
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Slant Road
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RAILROAD TRACKS
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1600 WEST (Mapleton)
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2040 East
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700 N.
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1900 S.
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2000 West
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2100 West St.
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Preliminary Project Property Description Commencing at a point located North 89°19’10” East along the Section line 2374.68 feet and North 55.68 feet from the Southwest 10” East along the Section line 2374.68 feet and North 55.68 feet from the Southwest East along the Section line 2374.68 feet and North 55.68 feet from the Southwest corner of Section 16, Township 8 South, Range 3 East, Salt Lake Base and Meridian; thence North 242.15 feet; thence West 249.58 feet; thence North 152.12 feet; thence West 311.73 feet; thence North 147.36 feet to the southerly boundary line of Legacy Townhomes Phase 3, as shown on file in the office of the Utah County Recorder, State of Utah; thence South 89°54’36” 36” East along Legacy Townhomes 574.61 feet to the westerly Railroad Right of Way; thence South 28°06’37” East along said Railroad 37” East along said Railroad East along said Railroad right of way 609.00 feet to 400 North Street; thence South 89°19’11” West 300.27 feet to the point of beginning. 11” West 300.27 feet to the point of beginning. West 300.27 feet to the point of beginning. Area = 205,183 sq.ft. or 4.71 Acres Basis of Bearing is North 89°19’10” East along the Section line from the Southwest corner to the South quarter corner of said 10” East along the Section line from the Southwest corner to the South quarter corner of said East along the Section line from the Southwest corner to the South quarter corner of said Section 16. (NAD83)
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SURVEY CONTROL NOTE:

The contractor or surveyor shall be responsible for following the National Society of
Professional Surveyors (NSPS) model standards for any surveying or construction
layout to be completed using Dudley & Associates ALTA Survey or Dudley &
Associates construction improvement plans.  Prior to proceeding with construction
staking, the surveyor shall be responsible for verifying horizontal and vertical
control from the survey monuments and for verifying any additional control points
shown provided by Dudley & Associates.  The surveyor shall also use the
benchmarks as shown on the plan, and verify them against no less than three
existing hard improvement elevations included on these plans or on electronic data
provided by Dudley & Associates.  If any discrepancies are encountered, the
surveyor shall immediately notify the engineer and resolve the discrepancies before
proceeding with any construction staking.

PRIVATE ENGINEER’S NOTICE TO CONTRACTORS

The Contractor agrees that he shall assume sole and complete responsibility for job
site conditions during the course of construction of this project, including safety of
all persons and property; that this requirement shall apply continuously and not be
limited to normal working hours; and that the contractor shall defend, indemnify,
and hold the owner and the engineer harmless from any and all liability, real or
alleged, in connection with the performance of work on this project, excepting for
liability arising from the sole negligence of the owner or the engineer.

Sheet No.
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AutoCAD SHX Text
GENERAL NOTES 1.  All materials, workmanship, and construction of site improvements shall meet or exceed specifications set forth in the  City Public Works, Regulations and applicable state and federal regulations (including ADA guidelines).  Where there is a conflict between these plans and the specifications, or any applicable standards, the higher quality standard shall apply.  All work with public R.O.W. or easements shall be inspected and approved by the  City Public Works Inspector and/or UDOT.  Inspection services and construction certification to be provided by engineer of record. 2.  The contractor is specifically cautioned that the location and/or elevation of existing utilities, as shown on these plans, is based on records of the various utility companies and where possible, measurements taken in the field, the information is not to be relied upon as being exact or complete.  The contractor must call the local utility location center at least 48 hours before any excavation to requested exact field locations of the utilities. Prior to construction, the contractor shall verify pertinent locations and elevations, especially at the connection points and at potential utility conflicts.  It shall be the responsibility of the contractor to relocate all existing utilities that conflict with the proposed improvements shown on these plans. 3.  The contractor shall be responsible for obtaining all necessary permits from all applicable agencies.  The contractor shall notify the  City Public Works Inspector at least 48 hours prior to the start of any earth disturbing activity, or construction on any and all public improvements. 4.  The contractor shall coordinate with  City and all utility companies involved with regard to relocations or adjustments of existing utilities during construction and to assure that the work is accomplished in a timely fashion and with a minimum disruption of service.  The contractor shall be responsible for contacting all parties affected by any disruption of any utility service. 5.  The contractor shall have one (1) signed copy of the approved plans, one (1) copy of the appropriated standards and specifications, and a copy of any permits and extension agreements needed for the job, on-site at all times. 6.  The contractor shall be responsible for all aspects of safety including, but not limited to, excavation, trenching, shoring, traffic control and security. 7.  If during the construction process, conditions are encountered by the contractor, his subcontractors, or other affected parties which could indicate a situation that is not identified in the plans or specifications, the contractor shall contact the engineer immediately. 8.  All references to any published standards shall refer to the latest revision of said standard, unless specifically stated otherwise. 9.  The contractor shall submit a traffic control plan in accordance with the manual on uniform traffic control devices to the appropriate right-of-way authority (city, county or state) for approval, prior to any construction activities within, or affecting the right-of-way.  The contractor shall be responsible for providing any and all traffic control devices as may be required buy the construction activities.  10.  The contractor is responsible for providing all labor and materials necessary for the completion of the intended improvements shown on these drawings or designated to be provided, installed, constructed, removed and relocated unless specifically noted otherwise. 11.  The contractor shall be responsible for keeping roadways free and clear of all construction debris and dirt tracked from the site. 12.  The contractor shall be responsible for recording as-built information on a set of record drawings kept at the construction site, and available to the City Public Works Inspector at all times. 13.  Dimensions for layout and construction are not to be scaled from any drawing.  If pertinent dimensions are not shown, contact the consultant engineer for clarification and annotate the dimension on the as-built record drawings. 14.  All structural erosion control measures shall be installed, at the limits of construction, prior to any other ground-disturbing activity.  All erosion control measures shall be maintained in good repair by the contractor, until such time as the entire disturbed areas are stabilized with hard surface or landscaping. 15.  The contractor shall sequence installation of utilities in such a manner as to minimize potential utility conflicts, in general, storm sewer and sanitary sewer should be constructed prior to installation of water lines and dry utilities. 16.  All work within the public right-of-way is subject to the jurisdiction of the City Engineering Department Standard Details Specifications and Utah Department of Transportation Standard Details and Specifications. 17.  The contractor shall submit a phasing plan for all work in all public roads and R.O.W.'s to the City before beginning any work on these streets.  Contractor shall begin work only after  City approves the phasing plan, and a preconstruction meeting is held between the city, the engineer and the contractor. 18.  All operations conducted on the premises, including the warming up, repair, arrival, departure, or running of trucks, earthmoving equipment, construction equipment and any other associated equipment shall be limited to the period between 7:00 a.m. and 10:00 p.m. everyday, unless otherwise approved by the city. 19.  It is the responsibility of the contractor to coordinate all utility relocations consistent with the contractor's schedule for this project.  Whether shown or not shown as it relates to the construction activities contemplated in these plans. 20.  Contractor shall be responsible for obtaining all temporary power and water to the sire, paying all fees excluding tap fees and system development fees, referring to the geotechnical report prepared by (EarthTec Testing and Engineering P.C.)  21.  In general, limits of site work are up to (and excluding) constructing sidewalks.
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GRADING PLAN GENERAL NOTES 1.  Contours shown are for finished paving, sidewalk, slab, or ground adjustment to sub-grade is the contractor’s responsibility. s responsibility. 2.  All disturbed areas that are un-surfaced or are not designated as landscape areas are to be seeded, fertilized, and watered until a healthy stand of grass is obtained. 3.  If during the overall grading process, conditions are encountered which could indicate an unidentified situation is present, the soils engineer shall be contacted for recommendations. 4.  Unless otherwise shown, not proposed slope shall exceed three (3) horizontal to one (1) vertical.  All sloped areas must be protected from erosion. 5.  If stripped materials consisting of vegetation and organic materials are stockpiled on the site, topsoil may be placed to a height of five feet. Silt fence shall be placed around the base of the stockpile and the stockpile shall be seeded with native seed mix immediately after stripping operations are complete. 6.  On-site materials suitable for fill beneath drives and asphalt areas beyond 5' (five) of the building shall of the building shall be compacted in accordance with guidelines presented in the soils report. 7.  Spot elevations shall take precedence over contours and slopes shown. The contractor shall notify the engineer of the spot elevations that do not appear to be consistent with the contours and slopes.  Spot elevations and specific profile design shall be used for setting elevations of curb, gutter and utilities. 8.  Benchmark verification:  Contractor shall use benchmarks and datums shown hereon to set project benchmark(s), by running level loop between at least two benchmarks, and shall provide survey notes of such to project engineer prior to commencing construction. 9.  All utilities (manholes, valve covers, cleanouts, vaults, boxes, etc.) shall be adjusted to final grade prior to the final lift of asphalt. 10.  All earth moving and placement operations shall be in conformance with the recommendations identified in the soils report.  The contractor shall have a signed and sealed copy of the soils report on the site at all times. 11.  The contours shown in the detention/retention pond area represent final grade.  The top 6 inches of material in the detention/retention pond and berm areas shall be top soil as specified in the project standards. 12.  Grades within asphalt areas shall be constructed to within 0.10 feet of the design grade.  However, the contractor shall maintain positive drainage in all pavement areas and along all curbs.  All curbs shall be built in accordance to the plan.  Curbs or pavement areas which do not provide proper drainage must be removed and replaced at the contractor’s expense. s expense. 13. Spot elevations represent flow line or top of asphalt unless otherwise noted. 14.  The contractor is responsible for providing his own estimate of earthwork quantities. 15.  All landscaped islands shall have a crown of topsoil prior to landscaping.  Refer to landscape plan for specifications. 16.  Where new curb and gutter is being constructed adjacent to existing asphalt or concrete pavement, the following shall apply:  Prior to placement of any concrete, the contractor shall have a licensed surveyor verify the grade and cross slope of the curb and gutter forms.  The contractor shall submit the slopes and grades to the engineer immediately of any section which does not conform to the design or typical cross section.  The contractor shall be solely responsible for curb and gutter pours without the approval of the engineer.   17.  The earthwork for all building foundations and slabs shall be in accordance with architectural building plans and specifications. 18.  Pre-cast structures may be used at contractor’s option. s option. 19.  Existing drainage structures to be inspected and repaired as needed, and existing pipes to be cleaned out to remove dirt and debris.  20.  Existing grade contour intervals shown at 1 foot intervals unless otherwise noted on the plan. 21.  Proposed grade contour intervals shown at 1 foot intervals unless otherwise noted on the plan. 22.  If any existing structures to remain are damaged during construction, it shall be the contractor’s s responsibility to repair and/or replace the existing structure as necessary to return it to existing conditions or better. 23.  The contractor shall adhere to all terms & conditions as outlined in the general permit for storm water discharge associated with construction activities. 24.  Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and continuous grade. 25.  Contractor shall assure positive drainage away from buildings for all natural and paved areas. 26.  Topographical information taken from a topographic survey by (Dudley & Associates).   If contractor does not accept existing topography as shown on the plans, without exception, he shall have made, at his expense, a topographic survey by a registered land surveyor and submit it to the owner for review. 27.  All unsurfaced areas disturbed by grading operation shall receive 4 inches of topsoil.  Contractor shall apply stabilization fabric to all slopes 3H:1V or steeper.  Contractor shall place sod or hydroseed to disturbed areas in accordance with city/county specifications and maintain until a healthy stand of grass is obtained. 28.  Construction shall comply with all applicable governing codes and be constructed to same. 29.  Contractor is responsible for verifying all utilities and notifying the appropriate utility company prior to beginning construction. 30.  Site work shall meet or exceed site specifications. 31.  All concrete to have a minimum 28 day compression strength of 4000 PSI. 32. All drainage from the subject site is to be contained on-site.  No water shall be allowed to flow All drainage from the subject site is to be contained on-site.  No water shall be allowed to flow onto adjacent properties without drainage easements in place. 33. The Landscape contractor is to refer to the grading and drainage plan for the placement of drainage The Landscape contractor is to refer to the grading and drainage plan for the placement of drainage swales and LID facilities and ensure the design is maintained.
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SANITARY SEWER GENERAL NOTES 1.  See this sheet for general project notes. 2.  All sanitary sewer construction shall be in conformance with the standards and                                      specifications. 3.  All gravity sanitary sewer lines shall be in conformance with the standards and specifications.  4.  Sanitary sewer lines shall be SDR-35 PVC.  Sewer line construction and materials shall conform to ASTM standards and specifications. 5.  Rim elevations shown are approximate only and are not to be taken as final elevation.  Pipeline contractor shall use precast concrete adjustments rings, grout, and steel shims to adjust the manhole frame to the required final grade in conformance with the standard specifications.  All frames shall be adjusted to final grade prior to the final lift of asphalt. 6.  All sanitary sewer main testing shall be accordance with the  standards and specifications copies of all test results shall provided to the engineer, the owner, and the governing authority prior to the start of the warranty period. 7.  Compaction of all trenches within the project site must be attained and compaction results submitted to  Department of Public Works. 8.  The contractor is responsible for protecting all existing structures and improvements during installation of sanitary sewer line. 9.  The contractor is responsible for the following: (A)  Obtaining all required permits from the city or regulatory authorities at the contractors cost including permits required for work within the public right-of-way. (B)  Restoration of any existing improvements including (but not limited to) fences, sod, landscaping, pavement, sprinkler systems. (C)  Verification and protection of all existing utilities within the limits of construction. (D)  Providing as-built drawings to the City and engineer. (E)  All permitting, development, location, connecting and inspection. (F) Verifying all standard details conform to the current standards and specifications. (G) For obtaining and understanding all city, county, and state standards and  specifications pertaining specifications pertaining to the construction of sanitary sewer improvements. (H)  Reference architectural plans for all connections to building services and  verify locations as verify locations as shown. 10.  The contractor shall provide all materials necessary for construction or installation of all proposed improvements shown. 11.  The contractor shall pothole the existing sewer main and provide an as-built elevation of the main to the engineer prior to any new construction. 12.  Sanitary sewer pipes shall be bedded in accordance with standards.
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STORM DRAIN GENERAL NOTES 1.  The contractor shall be responsible for the following: (A)  Obtaining all required permits from the city or regulatory authorities at the contractor's cost including permits required for work within the public right-of-way. (B)  Restoration of any existing improvements including (but not limited to) fences, sod, landscaping, pavement, sprinklers systems. (C)  Verification and protection of all existing utilities within the limits of construction. (D)  Providing as-built drawings to the city and engineer. (E)  All permitting, development, location, connection and inspection. (F)  Scheduling all required inspections. 2.  All storm drain construction shall be in conformance with standards, specifications, and plans.  3.  Distances for storm drains are the horizontal distances from center of manhole or inlet to center of manhole or inlet. Therefore, distances shown on plans are approximate and could vary due to vertical alignment. 4.  Rim elevations shown are approximate only and are not to be taken as final elevation.  Pipeline contractor shall use precast concrete adjustments rings, grout, and steel shims to adjust the manhole frame to the required final grade in conformance with  standards, specifications and plans.  All frames shall be adjusted to final grade prior to the final lift of asphalt. 5.  Compaction of all trenches within the project site must be attained and compaction results submitted to the engineer prior to final acceptance. 6.  Storm drain pipes entering structures shall be grouted to assure connection at structure is watertight. 7.  All storm drain pipes entering structures shall be grouted to assure connection at structure is watertight. 8.  All storm drain manholes in paved areas shall be flush with pavement and shall have traffic bearing lids.  Manholes in unpaved areas shall be 6” above finished grade.  All storm drain lids shall be labeled “storm  above finished grade.  All storm drain lids shall be labeled “storm storm drain”. . 9.  Contractors shall verify horizontal and vertical location of all existing storm drain structures, pipes, and all utilities prior to construction.  Any discrepancies are to be reported to the design engineer prior to construction. 10.  Storm drains shall be bedded in accordance with the City standards.
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UTILITY GENERAL NOTES 1.  All installation and materials shall, at a minimum, conform to the current City standards, specifications, and drawings. 2.  The contractor shall obtain a permit for utility construction at least 48 hours prior to construction. 3.  Contractor shall coordinate with all utility companies for installation requirements and specifications. 4.  All necessary inspections and/or certifications required by codes and/or utility service companies shall be preformed prior to announced building possession and the final connection of service. 5.  The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these pans is based on records of the various utility companies, and where possible, measurements taken in the field.  The information is not to be relied on as being exact or complete.  The contractor must call the appropriate utility companies at least 48 hours before any excavation to request exact field location of utilities.  It shall be the responsibility of the contractor to relocate all existing utilities which conflict with the proposed improvements shown on the plans. 6.  Underground utilities shall be installed, inspected and approved before backfilling. 7.  Contractor shall notify  Engineering inspectors 72 hours before connecting to any existing utility. 8.  All fill material is to be in place and compacted before installation of proposed utilities. 9.  Existing utilities shall be verified in field prior to installation of any new lines, any discrepancies found are to be communicated to the design engineer prior to installation. 10.  All ductile and gray iron fittings shall be manufactured in accordance with the following AWWA standards: C-104 cement mortar lining, C-110 gray-iron and ductile iron joints.  All fittings shall be seal coated with bituminous material.  All fitting shall be 250 PSI minimum pressure rating. 11.  Manholes shall be precast conforming to ASTM C-478.  Concrete bases shall be poured in place or precast. 12.  All utility pipes shall be bedded and backfilled in accordance with the detail drawings and site work specifications. 13.  Tops of existing manholes shall be raised as necessary to be flush with proposed pavement elevations.  Any existing manholes in unpaved areas shall be 6 inches above finished ground elevations with water tight lids. 14.  All concrete for encasements shall have a minimum 28 day compression strength at 4000 PSI. 15.  Site work contractor shall be responsible for all improvements to with 5 ft. of proposed building unless specified otherwise.  Site work contractor shall coordinate with building contractor on all utility building entrance locations. 16.  In the event of a vertical conflict between waterlines, sanitary lines, storm lines and gas lines (existing and proposed), the sanitary line shall be ductile iron pipe with mechanical joints at least 10 feet on both sides of crossing, the waterline shall have mechanical joints with appropriate thrust blocking as required to provide a minimum of 18-inch clearance meeting requirements of ANSI A21.10 or ANSI 21.11 (AWWA C-151) (CLASS 50). 17.  Drawings do not purport to show all existing utilities.  It is the responsibility of the contractor to verify all existing utilities by means of 'blue stakes', pot-holing', and/or excavation. 18.  Contractor shall verify utility locations prior to subsurface work for light poles (boring etc.) and similar structures. 19.  See notice requirement under general project notes. 20.  The general contractor shall ensure that all sub-contractors have installed utilities in accordance with the specifications and design (line, grade, no sags, etc.) prior to scheduling close-out meetings with the city. 21.  All utilities shall be pre-tested prior to the city witnessing the test to ensure that said utilities will pass during city witness of testing. 
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L - 14675

400 North Street

Total Area

Total Landscaped Area

Total Building / Pad Area
Total Hard Surface Area

Total Impervious Area

Square
Footage Acreage Percent

of total

Tabulation Table

207,321 4.76 100
29,000 0.67 15
82,764 1.90 41

111,764 2.57 56

89,617 1.38 30

Developer:

Canyon Court LLC
644 South Main
Springville, Utah 84663
801-787-3073

Engineer:

Dudley and Associates, Inc.
353 East 1200 South
Orem, Utah 84058
801-224-1252

Site Data:

Zone = Urban Village?
Total Area =   207,321 sq.ft. or 4.76 Acres
Total Units Proposed = 90

Parking Requirements =

90 units with 2.50/unit parking = 225 spaces required.
Garages for 60% of the units = 54 Garages
Required number of ADA spaces = 7 total, with 2
being van accessible.

221 parking spaces shown
60 single car garages shown
7 ADA spaces with 2 being van accessible.

4 dumpster locations.

Site

Vicinity Map
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CANYON COURT LLC
27:005:0093

CANYON COURT LLC
27:005:0093

CANYON COURT LLC
27:005:0093

FUTURE
DEVELOPMENT
(COMMERCIAL)

FUTURE
DEVELOPMENT
(COMMERCIAL)
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KEYED NOTES Const. 5' concrete sidewalk. Const. 24" curb and gutter. Const. ADA ramp with necessary signage. Const. ADA stalls and isle (2% max. grade). Const. Asphalt paving (see paving section). Landscaped Area (refer to landscaping plan for details). Bicycle parking rack. Masonry enclosed, solid waste dumpster's with sight obscuring gates.  Materials to be consistent with building materials. Concrete Paving (see paving detail) Decorative Fence or Masonry Wall (to be determined).
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CAUTION!!! Notice to contractors The Contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on records of the carious utility companies and where possible from measurements taken in the field.  the information is not to be considered exact or complete.  The Contractor must notify the utility location center at least 48 hours prior to any excavation to request the exact location of the utilities in the field.  It shall be the responsibility of the Contractor to relocate all existing utilities which conflict with the proposed improvements shown on the plan.
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Notes:

Water Meter sizes shall be determined by the
fixture count.

All Water Main will be C-900 PVC Pipe.

ALL on-site sewer mains and laterals are to be
considered PRIVATE.

All Fire lines and associated water valves are the
responsibility of the property owner and are to be
maintained by the property owner.

Project Utility demands.

Sewer Demand:
We have assumed that each unit has an average occupancy
of 3.32 persons per household consistent with the average
for Spanish Fork City.  The City's average wastewater
production is about 60 gallons per person per day.  So with
100 units, you get to a sewer production of 17,928 gpd.

Water Demand:

We have assumed that each unit has an average occupancy
of 3.32 persons per household consistent with the average
for Spanish Fork City.  The City's average water consumption
is about 100 gallons per person per day.  So with 100 units,
you get to a water demand of 29,880 gpd.

Note:

Source information from plans and markings has been combined with
observed evidence of existing utilities to develop a view of those
underground utilities.  However lacking excavation, Blue Staking, etc.
the exact location of underground features cannot be accurately,
completely and reliably depicted.  Where additional or more detailed
information is required, the client is advised that excavation may be
necessary.

Prior to construction, the contractor is to coordinate the utility
locations, size, and condition for connection.  Any discrepancies are
to be reported to the design engineer.

All drinking water and pressurized irrigation lines up to and including
the meter, all sanitary sewer mains, all electrical meters, and all
electric and SFCN communication service lines up to the mast on
overhead installations and to the top of the meter base for
underground installations are dedicated to Spanish Fork City.
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Keyed Notes: Existing Fire Hydrant. Existing Water Valve Existing 8" Culinary water main. (SD-21, C200 PVC Pipe) Install 8" D.I.P. Culinary Water Main. Remove Plug and connect to existing Install 45° BendInstall 22   bend 12° bendInstall 8" Tee with 6" Reducer to hydrant. Install 8" Tee with valve cluster Install Plug and Trust Block for future connection. Install 4" fire line with valve and FDC connection. Install Fire Hydrant assembly with 6" valve. Install 48" Sewer Manhole. Install 2" Water Meter with 2" water service lateral to building Install 6" Sewer Lateral @ 1.00% (min).  Cleanout within 5' of building. Install 8" PVC Sewer Main Install 6" PVC Secondary Water Main Install Secondary water service lateral and meter. (size to be determined). Install gas main to building. (size to be determined) Install Power Conduits to building. (see electrical plans for sizes) Install 3 Phase Power Transformer.  (See Pad detail)
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DATA TABLE TOTAL ACREAGE=21.94 ACRES COMMERCIAL ACREAGE=1.57 ACRES (INCLUDING ROW) BINGHAM PROPERTY=1.56 ACRES IRELAND PROPERTY=2.10 ACRES RESIDENTIAL ACREAGE=16.71 ACRES TOTAL LOTS ALLOWED=16.71X5.23=87.39+2 LOTS=89 LOTS TOTAL LOTS PROVIDED=75
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