
Provo City Planning Commission Administrative Hearing 
Report of Action 

April 16, 2014 
 
ITEM 2 Stan Raass, agent for Raass Brothers Inc., requests Project Plan Approval for a new Vehicle 

  Maintenance consisting of 9,060 square feet of warehouse area on one level and 6,172 square feet of 
  office area on two levels on the property located at 671 East 1780 South in the M2 (Heavy 
  Manufacturing) zone. East Bay Neighborhood 14-0004PPA  
The following action was taken on the above described item by an Administrative Hearing Officer, acting in behalf of the 
Provo City Planning Commission, on April 16, 2014: 
 

 APPROVED WITH CONDITIONS 

 
Administrative Hearing Officer: Brian Maxfield 
 
Includes facts of the case, analysis, and conclusions outlined in the Staff Report, with any changes noted. Administrative 
Hearing Officer determination is consistent with the Staff analysis and determination. 
 
Conditions of Approval:   
1. That all technical requirements from CRC be resolved and the project plans approved by CRC prior to the issuance 

of a building permit.  
2. All bonds and fees are submitted and paid prior to the issuance of a building permit. 
 
STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, 
conclusions, and recommendations. 
 
NEIGHBORHOOD AND PUBLIC COMMENT 
 The Neighborhood Chair was not present at the Administrative Hearing.  Neighbors or other interested parties were not 
present at the Administrative Hearing.  Comments received prior to completion of the Staff Report are addressed in the 
Staff Report to the Planning Commission.   
 
APPLICANT RESPONSE 
Key points addressed in the applicant's presentation to the Administrative Hearing Officer included the following: 

1. Mr. Stan Raass gave a brief overview of the project. 
 

 
 
  

Administrative Hearing Officer    

 

See Key Land Use Policies of the Provo City General Plan, applicable Titles of the Provo City Code, and the Staff Report for further 
detailed information. The Staff Report is a part of the record of the decision of this item. 

 

Administrative decisions may be appealed by submitting an application/notice of appeal, with the required application and noticing 

fees, to the Community Development Department, 330 West 100 South, Provo, Utah, within fourteen (14) calendar days of 

the Hearing Officer's decision (Provo City office hours are Monday through Thursday, 7:00 a.m. to 6:00 p.m.). 
  

BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 



Planning Commission 
Staff Report 

Project Plan Approval 
Administrative Hearing Date: 

April 16, 2014 
 

ITEM 2  Stan Raass, agent for Raass Brothers Inc., requests Project Plan Approval for a new 
Vehicle Maintenance Building consisting of 9,060 square feet of warehouse area on one level and 
6,172 square feet of office area on two levels on the property located at 671 East 1780 South in the 
M2 (Heavy Manufacturing) zone. East Bay Neighborhood 14-0004PPA 

 

Applicant: Stan Raass – Raass Brothers Inc. 
 
Staff Coordinator: Carrie Walls 
 
Property Owner: Raass Brothers Inc 
Parcel ID#:  38:413:0001 
Current Zone: M2 
Proposed Zone: N/A 
General Plan Designation: I (Industrial) 
Acreage:  1.33 
Number of Properties: 1 
Number of Lots: 1 
Total Building Square Feet: 15,232  
 
Development Agreement Proffered:  No 
 
Council Action Required: No 
 
Alternative Actions: 
2.  Continue to a future date to obtain 
additional information or to further consider 
information presented.  The next available 
meeting date is May, 7, 2014, 5:00 p.m. 
 
3.  Deny the requested Project Plan.  This 
action would be not consistent with the 
recommendations of the Staff Report.   The 
Planning Commission should state new 
findings. 
 
 

Current Legal Use: 
The property is vacant. 
 
Relevant History: 
The East Bay North Subdivision, Plat ‘B’ was 
approved in November 2006 and was recorded in 
November 2007. 
 
Neighborhood Issues: 
Staff has not received any concerns from the 
neighborhood. 
 
Summary of Key Issues: 

• The proposed project is a 15,232 square 
foot building with office and warehouse 
area for the applicant’s construction 
business. 

 
Staff Recommendation: 
Approve the requested Project Plan with the 
following conditions: 

1. That all technical requirements from CRC 
be resolved and the project plans approved 
by CRC prior to the issuance of a building 
permit. 

2. All bonds and fees are submitted and paid 
prior to the issuance of a building permit 
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OVERVIEW 

The applicant is seeking to construct a new Vehicle Maintenance building on a 1.33 

acre lot.  The building will be utilized for storage and maintenance of construction 

equipment and for office space for the business. 

GENERAL PLAN POLICIES 

The property is located within the Central Area and the East Bay Neighborhood.   

Following are the policies and guidelines that relate to the proposed project: 

Central Area 

1. Ensure that businesses operate within the zoning laws, continuing enforcement 

efforts to prevent encroachment of business activities into residential areas and 

limiting impacts such as noise, light, pollution, odors, and hazards from outdoor 

business activities. 

2. Monitor and enforce truck routes for businesses that impact neighborhoods with 

illegal truck routing, stacking and standing. Continue to improve infrastructure to 

provide appropriate and adequate street access for trucking, as an alternative to 

unsatisfactory routes through residential areas. 

3. Commercial development fronting an arterial or collector road should not be 

extended beyond existing property lines to include other lots that do not front on 

an arterial or collector road. The rear yard of a lot fronting on a local street should 

not be used to extend the depth of a lot used for commercial purposes. 

 

East Bay Neighborhood 

1. Restrict the heavy commercial and heavy manufacturing uses from encroaching 

into the retail shopping areas. 

2. Evaluate the Planned Industrial/Commercial Zone to determine whether greater 

distinction should be drawn between the industrial park development and the 

commercial development, using East Bay as the foundation for the evaluation. 

Distinction in principal uses, conditional uses, sign standards and colors, and 

traffic circulation may be appropriate for greater distinction between the industrial 

and commercial areas. 

3. Evaluate the East Bay covenants, conditions and restrictions (CC&Rs) for 

conflicts with the PIC zone language and consider revisions that impact the City’s 
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issuance of permits in conformance with City ordinances that may conflict with 

the East Bay covenants. 

4. The Neighborhood Chair will continue to serve on the East Bay Association 

Board of Directors during the development phase of East Bay and work toward 

establishing and maintaining long-term, successful businesses in the planned 

industrial/commercial park. 

 
 
FINDINGS OF FACT 

1. The property is located within the M2 (Heavy Manufacturing) zone which permits 

contract construction services (SLU 6600).  The SLU includes such uses as 

general contract construction, building construction trade services and 

specialized construction trade services. 

2. The General Plan land use designation for the property is Industrial. 

3. The property is bordered on the east by additional M2 properties, on the north by 

M2 and PF (Public Facilities), on the west by PIC (Planned Industrial 

Commercial) and on the south by additional PF and PIC properties. 

4. The property is located on a cul-de-sac off of Industrial Parkway which is a 

collector road. 

5. The project plan has been reviewed by the Coordinators Review Committee and 

is continuing to work through and resolve all technical issues raised by CRC. 

 

STAFF ANALYSIS 

Following is a summary of the project which is governed by Section 14.28 of the Provo 

City Code: 

1. Square footage –  

a. Warehouse area – 9,060 square feet (one level) 

b. Office area – 6,172 square feet (two levels) 

2. Height – approximately 25 feet at the ridge. 

3. Required parking – 41 parking stalls of which 2 must be handicapped accessible. 

4. Parking provided – 41 parking stalls with 2 handicapped accessible stalls. 

5. The property will have two full accesses; one on Industrial Parkway and one on 

1780 South. 

6. The site will be partially fenced.  The plans do not indicate the height or the type 

of fencing to be provided. 
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7. Architecture – The project will primarily be a metal building with the front portion 

of the building in EIFS, stone veneer, architectural finish concrete and CMU with 

wood accents. 

8. Landscape – The project’s landscaping will comply with Section 15.20 of the 

Provo City Code. 

 

CONCLUSIONS 

The project plan proposal complies with the General Plan land use designation and all 

sections of the governing zone.  All of the proposed improvements have been reviewed 

by CRC and will be constructed to current standards. 

 

STAFF RECOMMENDATION 

Staff recommends that the Administrative Hearing Officer approve the proposed project 

plan with the following conditions: 

1. That all technical requirements from CRC be resolved and the project plans 

approved by CRC prior to the issuance of a building permit. 

2. All bonds and fees are submitted and paid prior to the issuance of a building 

permit 

 

ATTACHMENTS 

1. Aerial Map 

2. Zoning Map 

3. Site Plan 

4. Elevations 

5. Landscape Plans 1 & 2 

6. CRC Analysis 
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Provo City Coordinators Review Committe Project Analysis

Provo City Coordinator Application Review
══════════════════════════════════════════════════════════

Opened: 1/23/2014

Report Date: 3/26/2014

Project Name: Raass Brothers Building

Address: 671 East 1780 South

Casefile: 14-0004PPA

Application Type: Project Plan Approval

══════════════════════════════════════════════════════════

Submission Deadline: In order to have a submission placed on the next available review agenda, all 

documents must be submitted to the Planning Coordinator by 5pm on Monday..

══════════════════════════════════════════════════════════

Coordinator Summary*
Energy: Changes Required

Engineering: Changes Required

Fire: Final Approval

Parks: Final Approval

Planning: Final Approval

Sanitation: Final Approval

Storm Water: Changes Required

Water: Changes Required

Bldg Insp: Final Approval

Plan Status**:
*If no status is shown, please contact the applicable coordinator to discuss the project.

**Indicates overall review status of the application.

Overall Review Status of Application:
ADDITIONAL INFORMATION OR CHANGES REQUIRED - A review of the application has 

identified significant issues and concerns. Deficiencies may be resolved by modifying the project or 

providing additional documentation. Please read the comments below for information regarding the 

changes required.

Required Public Meetings:
Agendas:

1.  Administrative Hearing: April 16, 2014 at 5:00 p.m. in the Community Development Department's Conference Room, 330 

West 100 South, Provo.

Applicaton Expiration:
This application will expire on January 23, 2015. For exceptions to this rule see Section 15.01.040 Provo 

City Code.

3/27/2014 Page 1 of 5
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══════════════════════════════════════════════════════════

Project Review

Building Inspection: Skip Tandy / Commercial Plan Examiner  eMail: standy@provo.utah.gov  Phone: 

801-852-6411

Final Approval:

1/29/2014 - Skip Tandy:

> I look forward to reviewing architecturally drawn plans for this project.  The plans and structural 

calculations must be based upon a current geotechnical report and each of these must agree with one 

another.

──────────────────────────────────────────────────────────

Energy: Randy Barney / Utility Planner Supervisor  eMail: rbarney@provo.utah.gov  Phone: 801-852-

6831

Changes Required:

1/23/2014 - Randy Barney:

Project Name: Raass Brothers 

Address: 671 E 1760 S

Application#: 14-0004PPA

Assigned Planner: Shawn Molyneux (801) 852-6835

Date Reviewed: 1/23/14

Standard Development Information

1. Owner/Developer to contact Provo Power Department office division (see contact name above) to 

review project and site specific electrical service conditions/requirements.

2. All new Developments will be serviced underground. The underground electrical distribution layout 

shall be completed or approved by Provo City Power Engineering Division. Owner/Developer shall 

provide to Community Development office a Letter of Agreement/Understanding for the Provision of 

Electric Utilities signed by Provo City Power Department Division. A standard letter of agreement is 

available in the Provo City Power Engineering Division office. Please call (801)852-6852 for assistance.

3. Aid to Construction fees to be collected prior to any on/off site electrical distribution work by Provo 

City Power Department.

4. Provo City Power will not allow any new structure to be constructed directly under/over any Provo 

City transmission/distribution, underground/overhead high voltage line, or within any Right-of-Way and 

Public Utility Easement. Contact Provo City Power Department Engineering Division when conflicts are 

identified.

Site Specific Conditions

1. Standard conditions apply. 

2. Public Utility Easements are required on all four sides of each lot, 8’ for Residential and 15’ for 

commercial. All existing underground/overhead power lines and new underground power design must be 

within a recorded P.U.E. and shown 

on utility site plan or electrical site plan, prior to project plan approval.

3. Contact Provo City Power for site specific electrical layout and specifications.

4. Supply an AutoCAD2006 (or earlier) site plan projected in NAD83 State Plane International foot 

coordinate system, to Provo City Power. Map layers should include and be limited to: Building 

3/27/2014 Page 2 of 5
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Footprint, Easements, Parking Areas, Property Boundaries, Road (back of curb) and sidewalks. 

5. There currently is power installed on this property at this time.

January 29, 2007

To Utah County Developers:

According to Provo City Code 15.03.310 (f)(ii) Final Project Plan Submittal Requirements - a utility site 

plan for layout and design of electrical facilities shall be included with the final submittal. Effective 

immediately, this requirement will be enforced for projects located in Provo City.

Contact the Power Department and meet with a planner for layout and design. A minimum of ten (10) 

working days will be required to complete the layout. The design will then be required to be placed on 

the final submittal.

If there are any questions, please call Randall Barney, Electric Project Engineer Supervisor at (801)852-

6831.

Sincerely,

Randall Barney

Provo City Power

Electric Project Engineer Supervisor

──────────────────────────────────────────────────────────

Fire Department: Lynn Schofield / Fire Marshal  eMail: lschofield@provo.utah.gov  Phone: 801-852-

6339

Final Approval:

3/18/2014 - Lynn Schofield:

Fire sprinkler system must comply with NFPA 13. Fire Alarm system must comply with NFPA 72.  A 

secure key box is required for this project.  Fire protection plans may be a deferred submittal.  Plans 

must be reviewed and a permit issued prior to any installation of fire protection systems.  I look forward 

to working with you on this project.

──────────────────────────────────────────────────────────

Parks & Recreation: Thomas McKenna / Project Coordinator  eMail: 

tmckenna@provo.org@provo.utah.gov  Phone: 801-852-6643

Final Approval:

──────────────────────────────────────────────────────────

Planning: Carrie Walls / Planner  eMail: cwalls@provo.utah.gov  Phone: 801-852-6413

Final Approval:

3/27/2014 - Carrie Walls:

Thank you for addressing all of Planning Department's concerns.

Please resolve any remaining issues with the other CRC members.

3/27/2014 Page 3 of 5
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This project is scheduled for approval at the Administrative Hearing on April 16 at 5:00 p.m. in the 

Community Development Department's Conference Room, 330 West 100 South, Provo.

──────────────────────────────────────────────────────────

Engineering: Britney Ward / Engineer II  eMail: bward@provo.utah.gov  Phone: 801 852 6748

Changes Required:

3/24/2014 - Britney Ward:

>

1. Site triangles may not have any object within that is between 2.5' to 7' in height.

2. The building will need to comply with the geotechnical report and subdivision plat(methane 

neutralizer, deep foundations/piles, etc.).  At this site, material was placed over a garbage dump.  On the 

plans state that the material under the roads and buildings will need to be removed and replaced.  On the 

notes sheets in the plans, there are several statements that require various material actions.  These 

statements are not fully in accordance with the geotechnical report and are not acceptable.  Please 

remove these notes from the plans, and replace them with a note to refere to the geotechnical study.

3. Inspection fees, street cut fees, and bonding will be required prior to approval.

──────────────────────────────────────────────────────────

Sanitation: Britney Ward / Engineer II  eMail: bward@provo.utah.gov  Phone: 801 852 6748

Final Approval:

1/29/2014 - Britney Ward:

No concerns at this time.

──────────────────────────────────────────────────────────

Storm Water: Britney Ward / Engineer II  eMail: bward@provo.utah.gov  Phone: 801 852 6748

Changes Required:

3/24/2014 - Britney Ward:

>

1. The SWPPP form is required to be filled out prior to final approval.

2. Prior to obtaining a permit, a SWPPP inspection needs to take place to insure all BMPs are installed 

and properly placed.

3. The property is located in a high water table area and contains hazardas materials.  A Hold Harmless 

agreement will be required to be signed prior to obtaining a permit.

4. Provide site calculations showing that the maximum discharge for storm water must meet 0.2 CFS per 

acre.

3/27/2014 Page 4 of 5
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──────────────────────────────────────────────────────────

Water Resources: Britney Ward / Engineer II  eMail: bward@provo.utah.gov  Phone: 801 852 6748

Changes Required:

3/24/2014 - Britney Ward:

>

1. There must be at least four feet of separation between the fire line and the water service.

2. Currently, there is no power servicing this site.  Show how this site is to be serviced with power.

══════════════════════════════════════════════════════════

End of Review
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