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CITY COUNCIL MEETING STAFF REPORT 

 

 

DATE OF MEETING:   April 18, 2023 

 

NAME OF PROJECT:  Springer Farms 

 

PROPERTY OWNER:  Atlas Holdings and Travis Nokes 

 

AUTHORIZED REPRESENTATIVE: Travis Nokes 

 

AGENDA ITEM: Springer Farms Commercial Planned Unit 

Development 

 

LOCATION OF ITEM:  65 North 200 West 

 

ZONING DESIGNATIONS:  C-3 

 
 

 

ITEM: 8 

 

Travis Nokes, representative for Atlas Holdings, has submitted a final subdivision 

application and Conditional Use Permit for the proposed Springer Farms, a mixed-use 

project on approximately 1.26-acres. The proposed plan is a commercial planned unit 

development and includes eateries, commercial space, and short-term lodging. The 

property is located at 65 North 200 West and is in the C-3 zone. 
 

 

BACKGROUND: 

 

Travis Nokes, representative for Atlas Holdings, is proposing final approval of Springer 

Farms containing lower floor commercial and upper floor short-term rentals on the 1.26-

acre parcel.  Currently there is a restaurant under construction on the site on the location 

of a dwelling that was demolished. The applicant would now like to subdivide the 

property and create a commercial condominium planned unit development. The four 

buildings will be on separate buildings pads which include commercial units on the lower 

floors (including the restaurant currently under construction) and 13 short-term rental 
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units on the upper floors and one on the lower floor (including one short-term rental unit 

above the restaurant that is currently under construction. The landscape and parking areas 

will be recorded as common area and will be maintained by the Property Owners’ 

Association.  

 

The site is located to the west of Town Square and fronts on 200 West. The property is in 

the C-3 zone and commercial condominiums are allowed as a conditional use. The 

property is located an important area of Midway because it surrounds the Town Square. 

The C-3 zone, that includes and surrounds the Town Square, is distinct from the C-2 zone 

which covers the majority of Main Street heading to the east. The difference between the 

two zones is the C-3 zone is more restrictive than the C-2 zone. For example, where the 

C-2 zone allows for several uses associated with vehicles such as gasoline stations and 

car washes, the C-3 zone is more restrictive and does not allow these types of uses. The 

C-3 zone is focused on restaurants, retail, offices, and other similar types of commercial. 

The purpose of this distinction is to create a walkable core to Midway that is a gathering 

area for the community. The City Council has recently reviewed a proposed master plan 

for the Town Square that will help the Town Square to be more usable year-round and a 

gathering place for the community. The City is also interested in compatible uses 

developing around the Town Square that will compliment the area and create an active 

and vibrant Midway core. The Springer Village will help create that core with its eateries, 

commercial, and nightly rentals.  

 

There are existing residents and commercial businesses in the area that will be impacted 

by the development and careful planning must be taken to mitigate negative impacts 

wherever reasonably possible. Because commercial planned unit developments are a 

conditional use, the City Council may require reasonable conditions to mitigate negative 

impacts to the neighbors and the area. Conditional uses are governed by the following 

standards: 

 

(a) A conditional use shall be approved if reasonable conditions are 

proposed, or can be imposed, to mitigate the reasonably anticipated 

detrimental effects of the proposed use in accordance with applicable 

standards.  

 

(b) If the reasonably anticipated detrimental effects of a proposed 

conditional use cannot be mitigated by the proposal or the imposition of 

reasonable conditions to achieve compliance with applicable standards, 

the conditional use may be denied. 

 

 

LAND USE SUMMARY: 

 

• 1.26 acres (the applicant owns another contiguous parcel that is 0.59 acres, this 

parcel will be developed as part of a separate application though utilities will 

cross the smaller parcel) 
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• Will be recorded as one plat 

 

• C-3 zone 

 

• Four buildings 

o Lower floor commercial units (including one possible restaurant) 

o 13 short-term rentals (will not include kitchens or individual laundry 

facilities) 

o Offices   

 

• Private driveways, parking, and landscaping that will be common area and will 

be maintained by the POA  

 

 

ANALYSIS: 

 

Traffic Circulation and Access – Springer Farms will have access directly to 200 

West. A traffic study has been requested by staff and should be submitted shortly for 

City review. 

 

200 West Improvements – The developer will be required to improve 200 West to 

UDOT requirements. The improvements will include new sidewalk, park strip, 

streetlights, and road improvements. Prior to any work in the UDOT right-of-way the 

developer is required to receive approval from UDOT 

 

Architectural Theme – The developer is required to receive architectural approval of 

all structures in a commercial planned unit development. The developer has presented 

renderings to the Visual Architecture Committee and has received a recommendation 

of approval. Specific review of each building will be required through the building 

permit approval process.  

 

Parking – The developer is providing 50 stalls in the proposed site plan. Based on the 

information provided, 44 stalls are required for the proposal (13 stalls for short-term 

rentals, 6.4 stalls for the west building lower floor and 4 stalls for the west building 

upper floor, 10.2 stalls for the south building lower floor, and 4.25 stalls for the 

restaurant, and 5.8 stalls for the north building).  

Open Space – There is not a requirement for open space in a commercial 

condominium development.  

 

Setbacks – The proposed development is required to meet the setback requirements 

for commercial buildings bordering residential uses in commercial zones and 

commercial buildings bordering residential zones. The minimum setback for 

commercial buildings bordering a residential use in a commercial zone is eight feet. 

The properties to the north and south of the development are both residential 

therefore the minimum setback is 8’ for both boundaries. The minimum setback for 
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commercial buildings bordering a residential zone ins 15 feet. The property borders 

the R-1-7 on the west boundary; therefore, the minimum setback is 15’ on the western 

boundary. 

Height of structures – Structures cannot exceed 35’ in height, measured from natural 

grade to the roof. Architectural elements may exceed the 35’ limit as per code.  

 

Transient Rental Overlay District – The transient rental overlay district (TROD) 

covers the entire project area. The proposal is to create 13 short-term rental units.  

The units will not contain kitchens or laundry facilities.  

 

Property Owners’ Association – A property owners’ association (POA) is required 

for any planned unit developments. It is the POA’s responsibility to maintain 

common areas that include landscaping, driveways, and parking areas. It is also 

possible that the POA will be required to maintain the outer walls, roofs, and shared 

areas within the buildings such as hallways and stairs. The developer has submitted 

the proposed Declaration of Covenants, Conditions and Restrictions which will be 

reviewed by the City Attorney.  

 

Landscaping and Fencing Plan – A landscaping plan has been submitted to the City 

for staff and VAC review. The landscaping and fencing may help mitigate nuisance 

issue such as light and noise for surrounding residences. Normally fencing is not a 

requirement for commercial development but since a commercial condominium is a 

conditional use permit, fencing could be required to help mitigate nuisances. Fencing 

has been proposed along the southside of the parking lot and along the east side of the 

parking lot. The fencing will help shield vehicle lights from shining on the 

surrounding homes located in the commercial zone. 

 

Lighting Plan – The applicant has submitted a statement that all lighting will have full 

cut-off as required by code. This requirement includes street lighting, commercial 

building lighting, and parking areas lighting. The purpose of the code is to assure the 

lights will comply the requirement of having full cut-off and to also assure that no 

light trespass will occur onto neighboring properties.  

 

Dumpster and Snow Storage Plan – The developer has submitted a dumpster and 

snow storage plan. Dumpsters are required to be located in enclosures and the 

enclosures must be reviewed by the VAC. The applicant has also submitted a “Will-

Serve” letter from Wasatch County Solid Waste Disposal District.  

 

 

PLANNING COMMISSION RECOMMENDATION:  

 

Motion: Commissioner Wardle: I make a motion that we recommend approval of the 

final subdivision application and Conditional Use Permit for the proposed Springer 

Farms, a mixed-use project on approximately 1.26-acres. The proposed plan is a 

commercial planned unit development and includes eateries, commercial space, and 
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short-term lodging. The property is located at 65 North 200 West and is in the C-3 zone.  

We accept the findings in the staff report. 

Seconded: Commissioner Ream 

Chairman Nicholas: Any discussion on the motion? 

Chairman Nicholas: All in favor. 

Ayes: Commissioners: Ream, Miles, Wardle, Osborne and Lineback 

Nays: None 

Motion: Passed 

 

 

VISUAL AND ARCHITECTURAL COMMITTEE RECOMMENDATION: 
 

The Visual and Architectural Committee (VAC) reviewed renderings for the proposed 

development during their meeting on December 14, 2022. In that meeting, the committee 

approved the general theming of the development. Individual buildings and signage will 

need to be approved when more detail is submitted.  

 

 

WATER BOARD RECOMMENDATION: 

 

Water Board reviewed and recommended on February 6, 2023, that 6.27 acre feet must 

be dedicated to Midway before the plat is recorded based on the following information: 

 

• Restaurant seats 

• 24 seats x 35 GPD = 0.36 acre feet x 1.77 (return flow) = 1.66 

acre feet 

• 13 nightly rental units (no kitchen or laundry) = 13 x 0.3 = 3.9 acre-feet 

• 2 laundries = 1.29 acre-feet (services a total of 13 suites at 50 GPD per 

suites) 

• Commercial space bathrooms (3 toilets) = 2.97 acre-feet 

• Outside irrigation 13,776 square feet (0.32 acres) = 0.95 acre feet 

• Total = 10.77 acre feet 

• Difference 10.77 – 4.5 (already dedicated) = 6.27 acre feet 

 

 

POSSIBLE FINDINGS: 

 

• The proposal will benefit the City financially by creating a greater tax base and by 

providing more commercial options to the community. 

 

• The proposal may help the City better comply with State requirements regarding 

the ability to collect resort tax. 

 

• Commercial condominium developments are a conditional in the C-3 zone. 

 

• The proposed parking plan does comply with code requirements.  
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ALTERNATIVE ACTIONS: 

 

1. Approval (conditional).  This action can be taken if the City Council finds the 

proposal complies with the requirements of the code.   

 

a. Accept staff report 

b. List accepted findings 

c. Place condition(s) if needed 

 

 

2. Continuance.  This action can be taken if the City Council that there are 

unresolved issues.  

  

a. Accept staff report 

b. List accepted findings 

c. Reasons for continuance 

i. Unresolved issues that must be addressed 

d. Date when the item will be heard again 

 

 

3. Denial.  This action can be taken if the City Council finds that the request 

does not comply with the requirements of the code.  

 

a. Accept staff report 

b. List accepted findings 

c. Reasons for denial 

 

 

PROPOSED CONDITIONS:  

 

1. None 
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C-4.3 Utility Details
C-5 Stormwater Pollution Prevention Plan
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Wasatch Countv Solid Waste Disposal Dist.
1891 West 3000 South
P.O. Box 69
Heber City, Utah 84032

SD

February 15, 2023

Travis Nokes
Travis Nokes <discoverydisignco@gmail.com>
Re: Refuse Collection Service for parcel # 0006-0371

Retail Space

Dea r Travis Nokes:

Wasatch County Solid Waste Disposal District currently collects refuse in the area of the above
referenced parcel in Midway Utah. Your request for refuse collection service at the proposed
Subdivision located approximately 65 N 200 W, Midwayi UT will be set up for service with a
Commercial Front Load Dumpster.

All private roads must be maintained for sufficient access. Roadways must be clear of vehicles
and debris during construction on collection day.

All residents of Wasatch county are required to have collection service whether full or part time
residents. A setup fee must be paid at the time a building permit is issued.

Kelly ristensen
Wasatch County Solid waste Oisposal District
(43s) 6s7-3280

m giles@wasatch. utah. gov

'---
1

v

This letter should also be included in your development agreement.

Sincerely,
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