
The public is invited to participate in all Spanish Fork City Council Meetings.  If you need special
accommodation to participate in the meeting, please contact the City Manager’s Office at 798-5000.

CITY COUNCIL MEETING

ADDENDUM
6:00 pm
Tuesday, March 1, 2005

I. PRELIMINARY ACTIVITIES

A. Pledge of Allegiance

II. PUBLIC HEARINGS

6:30 pm A. Warren Peterson Zoning Map Amendment
B. Valley/Charter General Plan Map Amendment
C. Valley/Charter Zoning Map Amendment
D. Construction and Development Standards 2005 Revision

III. STAFF REPORTS

A. Dale Robinson - Parks and Recreation 
1. RFP - Concession’s Operation
2. Parks and Recreation Committee Report on Facility

Analysis*

B. Kent Clark - Finance
1. Worker’s Comp Contract
2. Utility Fee Waiver to Deployed Military*
3. Waste Water Treatment Plant Expansion - Financing

IV. OTHER BUSINESS

V. EXECUTIVE SESSION IF NEEDED - TO BE ANNOUNCED IN
MOTION

(*)  indicates support information, if any, will follow at the Council meeting.
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Spanish Fork 
City Council Report

To: City Council ID # Rezone 05-01

From: Emil Pierson, City Planner Current Zoning R-1-6

Date: March 1, 2005 Proposed Zoning C-O

Subject: Warren Peterson Zoning Map
Amendment

Property Size .48acres

Location: 114 East 800 North

BACKGROUND
The applicant(s), Warren Peterson, is asking for Zoning Map Amendment for .48 acres (21,186
square feet) from Medium High Urban Residential (R-1-6) to Commercial Office (C-O). The
General Plan for this area is  If approved the applicant would like to construct an dental building. 
(see attached map for more detail).

ANALYSIS
To the West of the proposed Amendment is 100 East and an office zoned R-O.  East and South is
zoned R-1-6 and where a number of residential homes are located.  To the north is an office plaza
zoned Commercial Office.

DEVELOPMENT REVIEW COMMITTEE
The Development Review Committee reviewed this request at their January 26th   meeting and
recommended approval.

Minutes January 26, 2005
Mr. Pie rson said he  contacted  Mr. Pe terson and  assumed h e would b e present.  H e said M r. Peterson  is requesting to

rezone the property at 114 East 800 North from R-1-6 to C-O to allow him to construct a dental office on the

property.  The home currently on the property will be removed.

Mr. Baker asked if the adjacent property should be rezoned R-1-6 while the General Plan is being amended.  Mr.

Pierson said he wou ld make note of the suggestion for the future G eneral Plan changes.

Mr. Fo ster said a req uest has bee n received  to relocate the  power p ole or an an chor along  800 N orth.  Mr. F oster said

the anchor is a heavy distribution anchor and cannot be moved easily.  Mr. Nielson asked if there will be a fence

along the south and east property lines.  Mr. Pierson concurred and said there will be a masonry wall unless the

adjacen t property o wners sign letters w aiving the req uirement.

Mr. Pierson made a motion to recommend approval of the Peterson Rezone from Medium High Urban Residential

(R-1-6) to Com mercial Office (C-O) with the following findings:
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1. The rezone is consistent with the policies of the General Plan,

2. Consideration has been given to include any conditions necessary to mitigate adverse impacts on adjoining

or nearby prop erties.

Mr. Baker seconded and the motion passed with a unanimous vote.

PLANNING COMMISSION
The Planning Commission held a public hearing on this request on February 2, 2005 and
recommended approval.

Planning Commission Minutes from Feb. 2nd  
Mr. Pierson presented the possible rezone being requested by Mr. Peterson. He stated that Mr. Peterson is requesting

that .48 acres at 114 East 800 North be changed from R-1-6 (Medium High Urban Residential) to C-O (Commercial

Office). 

 

Chairman  Bradfo rd read the  Recom mendatio n and Find ings from the D RC and  in the Staff Rep ort: 

Findings:

1. The rezone is consistent with the policies of the General Plan because the requested C-O zone follows the

General Plan map. The adjacent properties are zoned C-O, R-1-6 and R-O.

2. The property meets the characteristics of the neighborhood and does not adversely impact the adjacent

properties.

Warre n Peterso n explained  that his intentions are  to remove  the home tha t is currently on the p roperty and  he will

tentatively build a  new med ical office. 

Del Robins asked if Dr. Peterson would be the sole occupant of this office. Dr. Peterson stated that at some time, he

would like to add another practitioner to the office, and he feels that the parking would be sufficient for the use of

this office. Dr. P eterson stated  that he is trying to pu t the least amou nt of impact o n the surroun ding residen ces. 

Councilmemb er Wadsw orth asked if Dr. Peterson  has had the oppo rtunity to visit with the surrounding neighbors.

Dr. Peter son stated tha t he has had so me opp ortunity to visit with the re sidents.   Dr. P eterson sho wed that he w ould

have two openings to the parking lot on 800 North.

Public Hearing:

MaryLou Flinders lives across the street from the possible office. She asked that the entrance on 100 East be

reconsidered. She stated that there is already other traffic coming into that area from other businesses. She also has

concerns  about a cind er block w all. 

Mr. Pierson showed her the places where the cinder block wall would be reduced to three feet beside an existing

driveway. He also showed that with a parking entrance on 800 North, it would reduce parking right on the street on

800 N orth. 

Mr. Wadsworth asked her if the concern is with the parking on 800 North. Mrs. Flinders stated that there is quite a

bit of traffic already on 800 North from the other surrounding businesses. There are also many pedestrians that are

darting acro ss the street rather  than crossing  at the corner . 

Mr. Wadswo rth asked if she would be more comfortable if the ingress and the egress were switched. Mrs. Flinders

stated that she w ould be m ore com fortable with tha t. 

Glade Swartz asked if we can make sure that there is a 3-foot limit on the wall so that there will not be a blind
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driveway.  Mr. Bra dford stated that has already bee n resolved through me eting city codes.

Mont Williams stated a concern for the size of the building. Mr. Pierson stated that the building will be one story and

about 36 00 squar e feet. 

Del Robins made a motion for a positive recommendation with the findings listed and changes as noted. Mr.

Wadsworth seconded, and the motion passed with a unanimous vote.

PLANNING COMMISSION FINDINGS

1. The amendment is consistent with the policies of the General Plan, including any policies of the Capital

Improvements Plan.

Finding: 

1. The rezone is consistent with the policies of the General Plan because the requested C-O zone follows the

Genera l Plan m ap.  The a djacent p roperties a re zoned  C-O, R- 1-6 and  R-O. 

2. The property meets the characteristics of the neighborhood and does not adversely impact the adjacent

properties.

2. For ame ndments to  the Zoning M ap, consid eration has b een given to  include any c onditions ne cessary to

mitigate adverse impacts on a djoining or nearby pro perties.

Finding:   To approve this amendment to the zoning map (R-1-6 to C-O) consideration has been given to 

include any co nditions necessary to  mitigate adverse im pacts to adjoining  or nearby pro perties.

RECOMMENDATION FROM THE PLANNING COMMISSION

APPROVE
Make a motion to APPROVE the Warren Peterson Zoning Map Amendment for the property
located at 114 East 800 North from Medium High Urban Residential (R-1-6) to Commercial
Office (C-O).

DENY
Make a motion to DENY the Warren Peterson Zoning Map Amendment for the property located
at 114 East 800 North from Medium High Urban Residential (R-1-6) to Commercial Office (C-
O) for the following reason(s):

TABLE
Make a motion to TABLE the Warren Peterson Zoning Map Amendment for the property
located at 114 East 800 North from Medium High Urban Residential (R-1-6) to Commercial
Office (C-O) for the following reason(s):
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Spanish Fork 
City Council Report

To: City Council ID #   GP Amend 05-01

From: Emil Pierson, City Planner

Date: March 1, 2005

Subject: Valley/Charter General Plan
Amendment

Property Size 56.4 acres

Location: 1173 Del Monte Road

This item was noticed in the Daily Herald 14 days prior to the public hearing

BACKGROUND
The applicant(s), Charter One Development L.C. (Ray Morley), is asking for Zoning Map
Amendment for 56.4 acres

From:  Medium Industrial and Rural Residential  
To: Rural Residential/Residential 1-2.5 u/a, Rural Residential/Residential 2.5-3.5 u/a,
Professional Office, and Commercial

ANALYSIS
To the West of the proposed Amendment is Mill Road and properties owned by Davis’s,
Haymores’, and Bowen’s.  East of the proposal is General Planned as Rural
Residential/Residential 2.5-3.5 u/a and currently being developed as single family homes and
Jack B. Parson that is an concrete batch plant planned as medium industrial.  South is property
owned by the Spanish  Fork Cattle company that is General Planned as Rural Residential.  North
is Ted Scott’s home General Planned as Rural Residential and the Leland Mill which is planend
as Medium Industrial.

DEVELOPMENT REVIEW COMMITTEE
The Development Review Committee reviewed this request at their January 26th   meeting and
recommended approval.  Note that staff’s recommendation is not what was requested by the
applicant because of the desire to make it a little easier for applicant by removing the commercial
request and also to square off the property Ted Scott’s property was including as well as the
Haymores’ property.  The applicant did not have any issues with this change.

DRC MINUTES FROM January 26, 2005
General Plan Amendment and Rezone -Valley/Charter General Plan Amendment and Rezone
Mr. Pie rson said the  Valley Asp halt area is zon ed Me dium Indu strial (I-2).  The y are reque sting a charter sc hool to

be constru cted on the  upper are a of the pro perty.
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Mr. Heap asked if the residents in the area have been informed of the meeting today.  Mr. Pierson said Mr. Morley

has talked to most of the residents in the area and they are aware of the public hearing before the Planning

Commission next week.

Mr. Baker asked why the zone being requested is different from the adjacent property zoning of R-1-12.  Mr. Pierson

said he reco mmend ed the lowe r density of R-1 -30.  He sa id they are also  requesting a sm all portion alo ng Del M onte

Road b e zoned  as Comm ercial and the  area shown  in purple on  the Gener al Plan to b e zoned  Profession al Office. 

This area could become a business park area.

Mr. M orley said M r. Haymo re, the owne r of prope rty at the southwe st corner of the  develop ment, is not intere sted in

developing his property at this time.

Mr. Pierson recommended the Jack B. Parsons’ property not be rezoned at this time.  The property owner can

request the change at a later time if desired.  He wants to avoid any nonconforming areas.  Mr. Oyler said the

property should not be made non-conforming without the property owner’s approval.  Mr. Morley said he has talked

with the property owner and they are interested in moving but have been advised by legal council not to sign any

papers until issues with the proposed area for the move have been resolved.

Mr. Pierson said the General Plan can be changed if needed.  Mr. Baker said the property should not be made non-

conform ing unless our in tent is to chase the  property o wner out.

Mr. Pierson recommended end ing the R-1-30 zone at the property line and excluding the Parsons’ property from the

rezone.   He said he is not opposed to the Business Park Zone as long as it excludes any portion of the Jack B.

Parsons’ property and the balance of the property remain R-R.  Mr. Oyler asked Mr. Morley how he felt about Mr.

Pierson’s recommendations.  Mr. Morley said he is not opposed to the recommendation and said hopefully in the

future the other zone changes can be made.

Mr. Nie lson said the c anal is consid ered 8-strea m canal and  must be pip ed.  Mr. M orley said he h as met with So uth

Field Irrigation Company.  L.E.I is developing the piping design.  The developer has agreed to pay the piping cost as

long as the costs are not prohibitive.  He said Mr. Scott and Mr. Olson are they two property owners using the ditch

and he reviewed the possible design and grading.

Mr. Pierson said the developer will need to install curb, gutter, and sidewalk along Mill Road.  He also asked Mr.

Morley to consider future access for the property.  Mr. Morley provided a proposal of the development design of the

property.  

Mr. Nielson asked concerning the zoning with Business Park and Commercial area.  Mr. Morley said the trade

school is requesting to construct a small tutoring center and possibly a daycare center in the area requested to be

zoned as C-1.  Mr. Pierson reviewed the Business Park Zone (B-P), which also allows for tutoring centers and

daycare centers.

Mr. Morley said according to the allowed uses the B-P Zone will also meet their needs.   He also said the proposed

trade school will utilize the entire 20-acre parcel.  Possible General Plan changes to be included in this amendment

were discussed.

Mr. Nielson asked concerning the sewer profiles.  Mr. Morley said they feel there is enough excess material in the

area to fill the low areas to achieve the proper flow.

Mr. Fo ster said there w ill be three-pha se  power.  A ll power cur rently on the site is p rovided  by Strawbe rry Power . 

The development will be connected to Spanish Fork power.  He reviewed the electrical design in the area and the

changes ne eded for th e develop ment.

Mr. Morley asked concerning water services.  Mr. Nielson reviewed the existing water lines.  The possible storm
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drain requirements were also discussed.

Mr. Pierson said h e wants to insure the property has pro per turnarounds and  traffic flow.  Mr. Banks asked if access

will be allowed onto Mill Road.  Mr. Pierson said there will be no access onto Mill Road.

Mr. Morley asked concerning as access on the northwest corner of the property.  Mr. Pierson said there may be

problem s with grading. 

Mr. Oyler said residents in the area were concerned with increasing traffic at this intersection.

Mr. Pierson said the public hearing notice has gone out concerning the public hearing scheduled on the next Planning

Commission agenda.  Mr. Pierson directed Mr. Mo rley to meet with Lisa Olsen and Kevin Baadsgaard to determine

the resident’s concerns.

Mr. Pierson made a motion to recommend approval of the Valley/Charter General Plan Amendment subject to the

following conditions:

1. Amend  the prope rty shown as R -R/Reside ntial 1-2.5 units to  the acre, 

2. Amend  the prope rty shown as C ommerc ial and Pro fessional Office  all be Profe ssional Office , 

3. Amend  the area sho wn as R-R/R esidential 2.5  -3.5 units to the a cre and to in clude the H aymore p roperty, 

4. Include the T ed Scott p roperty in the a mendm ent to be sho wn as R-R/R esidential 2.5 -3.5 units to the a cre. 

Mr. Nielson seconded and the motion passed with a unanimous vote.

Mr. Pierson made a motion to recommend approval of the Valley/Charter Rezone with the following conditions and

findings: 

CONDITIONS

1. Remove all of the Jack B. Parsons’ property from the rezone and it is to remain in the Medium Industrial

Zone (I-2),

2. Rezone the northwest area of the property as Very Low Urban Residential (R-1-30), excluding the Jack B.

Parsons’ p roperty,

3. Rezone  the center are a of the pro perty as Bu siness Park ( B-P), exc luding the Jac k B. Pars ons’ prop erty,

4. The remainder of the property is to be zoned Rural Residential (R-R).

FINDINGS

1. The proposed rezone m atches the proposed changes in the General Plan,

2. Any necessary changes hav e been considered  pertaining traffic, land use, irrigation ditches, and utilities,

3. The rezone m eets the capital improveme nts.

Mr. Baker seconded and the motion passed with a unanimo us vote. 

PLANNING COMMISSION
The Planning Commission reviewed this request at their February 2, 2005 meeting.  A public
hearing was held and residents shared their concerns about traffic and the irrigation ditches in the
area.  They also shared their concerns about no neighborhoods committees being started.  The
Planning Commission recommended approval of the General Plan Amendment.

Planning Commission Minutes February 2, 2005
Mr. Sco tt and Mr . Wad sworth asked  to be excu sed for reaso ns of conflict of inte rest. 

Mr. Pierson showed the property at 1173 Del Monte Road. He stated that amending the General Plan is the first step

for the applicants to create a charter school on this property. Ted Scott=s property and Leland Mill would remain as

they are zoned at this time. Jack B. Parson=s property and the Haymore property would also stay zoned as they are.

If they needed  changes in the  future, then they co uld come  in and requ est those chan ges at that time. T his is just a

request for the  General P lan Amend ment. Mr . Pierson state d that the De velopme nt Review C ommittee lo oked at this
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quite extensive ly. 

Ray Morley showed that Charter Home Develop ment would like to add two schools. They would like to add The

American  Achievem ent Acad emy, and a M ountain Lan d Applie d Tech nology Co llege. Chairm an Brad ford asked  if

they had completed studies on the soil. Mr. Morley stated that they have had meetings and that they had found some

samples tha t contained s uspicious, p ossibly conta minated so ils. He stated tha t they have not g otten those fina l results

back, but a re working o n it.

Terry Hallett read a m emo from Staker-P arson Comp anies:

“Staker &  Parson C ompan ies and its subsid iary, Jack B . Parson C ompan ies, operate s a ready mix  concrete

production facility at 1158 South Del Monte Road. This location has been used for this use for more than

fifteen years and employs twenty people who each earn an average wage of over $40,000 per year.

While we support Charter One Development, LC, and its efforts to build a business park and charter school

on property adjacent to ours, we would appreciate your inclusion of the following points in the minutes of

tonight’s meeting.

1) We intend to cooperate with Charter One Development, LC, regarding the possible relocation of our

facility as long as we can do so in a cost neutral way for our business. If we are unable to relocate our

business, we intend to produce at our current location for many, many years to come.

2) The pro duction an d delivery o f ready mix co ncrete requ ires the delivery o f cement and  aggregates in

large haul truck s as well as the de livery of conc rete in large mix er trucks. W e are conc erned that a

school, business park, and ready mix facility with associated trucks are not compatible uses and may

cause inco nvenience  to one ano ther. 

3) We ha ve made  a major fina ncial comm itment to impr ove our site a nd surroun ding infrastructu re in

preparation for installation of a new plant in 2005 including:

a. Paving ½  of the width of D el Mon te road from  Arrowhe ad trail and a long our p roperty.

b. Manufacture and installation of a masonry wall along Del Monte road.

c.  Installation of a new 12” water line from 900 South to Arrowhead Trail on Del M onte assisting

in our prod uction but also  greatly impro ving the water c irculation in the a rea and b enefiting all

future develo pment.

We appreciate your efforts to foster a positive business environment in Spanish Fork and appreciate the

oppor tunity to do bu siness in your city. 

Sincerely,   Scott W. Parson
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Mr. Brad ford read the Dev elopment Review  Committee Rec ommendation  conditions:

1. Amend the property shown as R-R/Residential 1-2.5 units to the acre,

2. Amend the property shown as Commercial and Professional Office all be Professional Office,

3. Amend  the area sho wn as R-R/R esidential 2.-3 .5 units to the acr e and to inclu de the Ha ymore pro perty,

4. Include the Ted Scott property in the amendment to be shown as R-R/Residential 2.5-3.5 units to the acre.

 

Mr. Brad ford opened the floo r to comments.

Rich Harris, on behalf of a number of residents in the area stated that his concern is that this is outside of the current

Genera l Plan. He sta ted that they hav e not been  contacted  and that they ha ve not had  time to look a t it and analyze it.

He wou ld like to requ est more time  for them to lo ok at this prop osal. He state d the city has no t met with them a t all. 

 

Kevin Creer is the secretary/treasurer of the irrigation company involved. He also works full time involving

irrigation issues. He stated that a pipe through the area would need to be an engineering question. He stated that the

flow would be heavy, several thousand acres are irrigated through that pipe to Benjamin. It provides $300,000 of

water every year to those farms. He stated that he feels we cannot afford to be lax in this review. The irrigation

company wou ld require their own engineer, at the cost o f the developer. The  insurance cost could increase

significantly. He stated that he is concerned with possible increased cost, as well as a possible safety hazard.

 

Mr. Robins reiterated to those present that their concerns this evening should be centered around the changes to the

General Plan.

 

Mr. Br adford clo sed the floor  from com ments. 

 

Mr. Robins stated that this proposal is a good thing for the neighbors and the city. Mr. Huff concurred with this, but

would like it to b e record ed that there m ay be som e hidden, o r unforeseen  costs. He b elieves this plan is c onsiderab ly

better than wh at is in that area no w, if you are co mparing the  General P lan amend ment. Mr  Lewis conc urred. 

 

Mr. Bradford stated that this is just addressing the General Plan portion of this process, and that he is aware that

there will be disc ussion and th at the rights of the ne ighbor= s rights will also be ta ken care. 

 

Mr. Ro bins stated tha t the people  in that area are v ery interested in h aving a say in this issue . Mr. Hu ff stated that this

is an ideal op portunity for an yone to exp ress themselve s, and that they sho uld, he wou ld like to hear it.

 

Clyde B radford sta ted he is not tota lly oppose d to what M r. Morley is su ggesting, but with  the develo pment of this

particular area, they previously met with the city. They were under the understanding that they would be contacted by

the city if anything were to happen outside of the General Plan. Mr. Clyde Bradford would like for the land owners

to have the opportunity to look at this plan and re-evaluate these zone changes. He stated that they would like to go

through the p roper cha nnels so that the p roperty ow ners can hav e a say in the cha nges. 

 

Mr. Robins asked if it is worth the risk, if they took this extra time and then these schools were not to come in and

build because of the timing. Mr. Bradford stated that he would be willing to take that risk because he does not think

that would happen. He would like the opportunity to analyze the general plan, analyze the growth boundaries, and

then to make the decision.

 

Mr. Pierson stated that we are going through the general plan process right now. When an applicant submits an

application , he has a due  process. 

 

Mr. Robins asked if these people wanting to voice their concerns should contact a member of the city council. Mr.

Pierson c oncurred  that they should . Mr. Pier son stated tha t the neighbo rs are not just the  people tha t have a hom e in

the area, but a nyone that ow ns prope rty in the area. T his applican t deserves d ue proce ss with the subm ittal of this
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application . 

Mr. Hu ff stated that if a decisio n was mad e previous ly stating that the surro unding land  owners sho uld have a sa y,

then we shou ld honor tha t decision. 

Mr. Pierson stated that we have always encouraged the applicants to go and meet the neighbors, and this applicant

did just that. T hat is the reason  that these peo ple are awa re of it tonight. 

Mr. Lewis stated that he appreciates Mr. Clyde Bradford=s comments, but he feels that we are going through that

process rig ht now. 

Mr. Pierson stated that the general plan is more than just the land use section. In the last few months, we have been

going through those items. The next item to be gone through is the land use section. This may take five or six months

to go through. Mr. Robins stated that he thinks that Mr. Harris is saying that they have not heard anything yet. Mr.

Pierson stated that is because we have not even gotten to that yet, it has not been done yet. Mr. Pierson invited them

to come to  future discussio ns. 

Bryan Redd lives on 1358 S M ill Road. He states that in the neighborhood meeting, Mr. Morley stated that there

would be a road coming out on Mill Road, and he would be opposed to that unless it is an emergency road. He asked

if it is planned to ke ep it residentia l around M ill Road. 

Mr. Pierson stated that the road out to Mill Road is a fire lane access. The zoning would be decided at the Planning

Comm ission and C ity Council, bu t it would have  to be first chang e on the gen eral plan. 

Mr. Lewis made a motion to approve this amendment based on changes as noted.  Mr. Robins seconded.

Mr. Huff asked Mr. Morley if this proposal were delayed for 30 days, would it affect this project? Mr. Morley stated

that he app reciated K evin=s and  Parson= s comme nts. Mr. M orley stated tha t the state laws on th e charter sch ools

have a very tight time limit. This needs to be built and occupied for the school year or you lose your charter. We are

only trying to pu sh this through b ecause of the  time restraints. 

Mr. Hu ff asked wher e the funding c omes from . Mr. M orley stated it is a p ublic schoo l funded by the  state of Utah. 

Mr. Hu ff asked for a vo te. The mo tion appro ved with a una nimous vo te. 
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DEVELOPMENT REVIEW COMMITTEE & PLANNING COMMISSION
RECOMMENDATION

APPROVE
Make a motion to APPROVE the Valley/Charter General Plan Amendment for the property
located at 1173 Del Monte Road from:

Medium Industrial and Rural Residential to Rural Residential/Residential 1-2.5 u/a, Rural
Residential/Residential 2.5-3.5 u/a, and Professional Office with the following conditions:
1. Amend the property shown as R-R/Residential 1-2.5 units to the acre, 
2. Amend the property shown as Commercial and Professional Office all be Professional

Office, 
3. Amend the area shown as R-R/Residential 2.5 -3.5 units to the acre and to include the

Haymore property, 
4. Include the Ted Scott property in the amendment to be shown as R-R/Residential 2.5-3.5

units to the acre. 

DENY
Make a motion to DENY the Valley/Charter General Plan Amendment  located at 1173 Del
Monte Road from Medium Industrial and Rural Residential to Rural Residential/Residential 1-
2.5 u/a, Rural Residential/Residential 2.5-3.5 u/a, and Professional Office for the following
reason(s):

TABLE
Make a motion to TABLE the Valley/Charter General Plan Amendment for the property located
at 1173 Del Monte Road from Medium Industrial and Rural Residential to Rural
Residential/Residential 1-2.5 u/a, Rural Residential/Residential 2.5-3.5 u/a, and Professional
Office for the following reason(s):
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General Plan Request from Applicant
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Spanish Fork 
City Council Report

To: City Council ID # Rezone 05-01

From: Emil Pierson, City Planner Current Zoning I-2

Date: March 1, 2005 Proposed Zoning R-1-30, BP,
R-1-12, C-1

Subject: Valley/Charter Zoning Map Amendment Property Size 56.4 acres

Location: 1173 Del Monte Road

Everyone within 300 feet was notified of this request for the Planning Commission
meeting and was published in the Daily Herald 14 days prior to this meeting date.

BACKGROUND
The applicant(s), Charter One Development L.C. (Ray Morley), is asking for Zoning Map
Amendment for 56.4 acres

From:  Medium Industrial (I-2) and Rural Residential (R-R)  
To:  Very Low Urban Residential (R-1-30), Low Urban Residential (R-1-12), Business
Park (B-P), and Neighborhood Commercial (C-1).

ANALYSIS
To the West of the proposed Amendment is Mill Road and properties owned by Davis’s,
Haymores’, and Bowen’s.  East of the proposal is property zoned R-1-12 for single family homes
and JBP that is an concrete batch plant zoned I-2.  South is property zoned R-R owned by the
Spanish Fork Cattle company.  North is Ted Scott’s home zoned R-R and the Leland Mill zoned
I-2.

The property was formally used for an asphalt batch plant and has had tailings on the property. 
IHI is doing environmental testing at the site to make sure the property is environmentally clean.

DEVELOPMENT REVIEW COMMITTEE
The Development Review Committee reviewed this request at their January 26th   meeting and
recommended approval.  Note that staff’s recommendation is not what was requested by the
applicant because of making sure that Jack B. Parson’s does not become a non-conforming use
and that the C-1 zone requested because all Business Park.  The applicant did not have any
problems with this change.

Minutes January 26, 2005
General Plan Amendment and Rezone -Valley/Charter General Plan Amendment and Rezone
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Mr. Pie rson said the  Valley Asp halt area is zon ed Me dium Indu strial (I-2).  The y are reque sting a charter sc hool to

be constru cted on the  upper are a of the pro perty.

Mr. Heap asked if the residents in the area have been informed of the meeting today.  Mr. Pierson said Mr. Morley

has talked to most of the residents in the area and they are aware of the public hearing before the Planning

Commission next week.

Mr. Baker asked why the zone being requested is different from the adjacent property zoning of R-1-12.  Mr. Pierson

said he reco mmend ed the lowe r density of R-1 -30.  He sa id they are also  requesting a sm all portion alo ng Del M onte

Road b e zoned  as Comm ercial and the  area shown  in purple on  the Gener al Plan to b e zoned  Profession al Office. 

This area could become a business park area.

Mr. M orley said M r. Haymo re, the owne r of prope rty at the southwe st corner of the  develop ment, is not intere sted in

developing his property at this time.

Mr. Pierson recommended the Jack B. Parsons’ property not be rezoned at this time.  The property owner can

request the change at a later time if desired.  He wants to avoid any nonconforming areas.  Mr. Oyler said the

property should not be made non-conforming without the property owner’s approval.  Mr. Morley said he has talked

with the property owner and they are interested in moving but have been advised by legal council not to sign any

papers until issues with the proposed area for the move have been resolved.

Mr. Pierson said the General Plan can be changed if needed.  Mr. Baker said the property should not be made non-

conform ing unless our in tent is to chase the  property o wner out.

Mr. Pierson recommended end ing the R-1-30 zone at the property line and excluding the Parsons’ property from the

rezone.   He said he is not opposed to the Business Park Zone as long as it excludes any portion of the Jack B.

Parsons’ property and the balance of the property remain R-R.  Mr. Oyler asked Mr. Morley how he felt about Mr.

Pierson’s recommendations.  Mr. Morley said he is not opposed to the recommendation and said hopefully in the

future the other zone changes can be made.

Mr. Nie lson said the c anal is consid ered 8-strea m canal and  must be pip ed.  Mr. M orley said he h as met with So uth

Field Irrigation Company.  L.E.I is developing the piping design.  The developer has agreed to pay the piping cost as

long as the costs are not prohibitive.  He said Mr. Scott and Mr. Olson are they two property owners using the ditch

and he reviewed the possible design and grading.

Mr. Pierson said the developer will need to install curb, gutter, and sidewalk along Mill Road.  He also asked Mr.

Morley to consider future access for the property.  Mr. Morley provided a proposal of the development design of the

property.  

Mr. Nielson asked concerning the zoning with Business Park and Commercial area.  Mr. Morley said the trade

school is requesting to construct a small tutoring center and possibly a daycare center in the area requested to be

zoned as C-1.  Mr. Pierson reviewed the Business Park Zone (B-P), which also allows for tutoring centers and

daycare centers.

Mr. Morley said according to the allowed uses the B-P Zone will also meet their needs.   He also said the proposed

trade school will utilize the entire 20-acre parcel.  Possible General Plan changes to be included in this amendment

were discussed.

Mr. Nielson asked concerning the sewer profiles.  Mr. Morley said they feel there is enough excess material in the

area to fill the low areas to achieve the proper flow.

Mr. Fo ster said there w ill be three-pha se  power.  A ll power cur rently on the site is p rovided  by Strawbe rry Power . 

The development will be connected to Spanish Fork power.  He reviewed the electrical design in the area and the
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changes ne eded for th e develop ment.

Mr. Morley asked concerning water services.  Mr. Nielson reviewed the existing water lines.  The possible storm

drain requirements were also discussed.

Mr. Pie rson said wa nts to insure the p roperty has p roper turna rounds an d traffic flow.  M r. Banks ask ed if access w ill

be allowed onto Mill Road.  Mr. Pierson said there will be no access onto Mill Road.

Mr. Morley asked concerning as access on the northwest corner of the property.  Mr. Pierson said there may be

problem s with grading. 

Mr. Oyler said residents in the area were concerned with increasing traffic at this intersection.

Mr. Pierson said the public hearing notice has gone out concerning the public hearing scheduled on the next Planning

Commission agenda.  Mr. Pierson directed Mr. Mo rley to meet with Lisa Olsen and Kevin Baadsgaard to determine

the resident’s concerns.

Mr. Pierson made a motion to recommend approval of the Valley/Charter General Plan Amendment subject to the

following conditions:

1. Amend  the prope rty shown as R -R/Reside ntial 1-2.5 units to  the acre, 

2. Amend  the prope rty shown as C ommerc ial and Pro fessional Office  all be Profe ssional Office , 

3. Amend  the area sho wn as R-R/R esidential 2.5  -3.5 units to the a cre and to in clude the H aymore p roperty, 

4. Include the T ed Scott p roperty in the a mendm ent to be sho wn as R-R/R esidential 2.5 -3.5 units to the a cre. 

Mr. Nielson seconded and the motion passed with a unanimous vote.

Mr. Pierson made a motion to recommend approval of the Valley/Charter Rezone with the following conditions and

findings: 

CONDITIONS

1. Remove all of the Jack B. Parsons’ property from the rezone and it is to remain in the Medium Industrial

Zone (I-2),

2. Rezone the northwest area of the property as Very Low Urban Residential (R-1-30), excluding the Jack B.

Parsons’ p roperty,

3. Rezone  the center are a of the pro perty as Bu siness Park ( B-P), exc luding the Jac k B. Pars ons’ prop erty,

4. The remainder of the property is to be zoned Rural Residential (R-R).

FINDINGS

1. The proposed rezone m atches the proposed changes in the General Plan,

2. Any necessary changes hav e been considered  pertaining traffic, land use, irrigation ditches, and utilities,

3. The rezone m eets the capital improveme nts.

Mr. Baker seconded and the motion passed with a unanimo us vote. 

PLANNING COMMISSION
The Planning Commission held a public hearing on February 2, 2005 for this Zoning Map
Amendment.  The Planning Commission recommended approval subject to the conditions listed
below.

Planning Commission Minutes February 2, 2005
Mr. Robins ask ed if there is absolutely a road neede d onto Mill Ro ad. Mr. M orley stated that they city requires a

second e ntrance. T hey are going  to widen M ill Road, the p roposal is tha t the develop er be requ ired to add  a traffic

sign there. He believes that if parents were to have to come in and go out the same entrance, it would create a

bottleneck  situation. He sta ted this would  include wide ning and cu rb and gutte r. 
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Mr. Ro bins asked  Mrs. Joh nson if they cou ld require the  school the a ccess.  Mr s. Johnson  stated that the city co uld

impose so me require ments, but that it wo uld

Mr. Nie lson stated tha t Mill Roa d is a conce rn with traffic. It is not wid e enough. O ne conce rn they had with  a single

access road off of De l Monte, is that it would be a bo ttleneck, and would not be  good access for em ergency vehicles.

Mr. Heaps recommends an access on Mill Road with possibly signage, with it being widened and improved. He

stated that almost all of the students would be arriving by private vehicle. At this point, we are doing a lot of

speculating o n how muc h traffic and whe re it would all go . 

Mr. Lew is asked if this is app roved, will the sc hool have  to have a traffic stud y. Mr. Nie lson stated tha t they would

be required to check traffic patterns and what scenario would work best for traffic in all areas. Mr. Lewis stated that

he did not realize that the school wa s going to enroll as many students as has b een stated. That is a concern  of his.

Mr. Heaps stated that we would rely on the developers to bring in outside traffic report studies. Mr. Lewis asked how

many students are in Spanish Fork High School, Mr. Pierson stated there are about 1,850 students there.

Glen Way, Charter Development, stated that they have dealt with other charter schools, and there are other charter

schools that h ave implem ented their o wn bussing syste ms. The o ther issue is that you  would hav e siblings, who le

families that wou ld be dro pping seve ral students in o ne vehicle. T here canno t be more th an 1275  students in this

school, it is cap ped. It is a pub lic school. 

Mr. Huff asked if the charter is anticipating enough enrollment in the Nebo school district to meet that number. Mr.

Way stated that historically, out of the 29 charter school existing, people can come from all over, but 75% come

from the geo graphical a rea of the scho ol. We w ill see peop le coming fro m surround ing cities, but if it holds tru e to

the historical, 75 % would  be from the  Spanish Fo rk area. Pre ference wo uld be given  to students within  a two mile

radius, and  students in N ebo Sch ool District. 

Mr. Huff stated his concern is the future plans of Nebo School District and having the students from the district. Mr.

Robins sta ted that Ne bo Scho ol District is alrea dy thinking they ha ve undere stimated. 

Mr. Bradford asked the advantage of Charter school over regular public school. Mr. Way stated that is a personal

decision, b ut there is more  parental co ntrol. 

Lisa Olsen lives on 900 South. She stated that she does not understand the whole charter acceptance process. Mr.

Morley stated that some charter schools have some extensive guidelines, anyone can go, but they have to be willing

to abide b y the school gu idelines. M rs. Olsen stated  that she is extrem ely concern ed with the po ssible traffic

problems. She stated she knows what sporting events bring to schools with traffic. She stated that THE Development

Review Committee’s recommendation is that no access be put on Mill Road. She stated that even with signs posted,

people will not always obey the signs.

Pat Davis, 128 Mill Road, stated that she agrees with Mrs. Olsen, no matter what, there are people that do not respect

signage, etc. Sh e stated that eve n if bumps we re put in the ro ad, kids still may no t slow down . 

Mr. Huff asked Mr. Morley if it is a reality that Parson=s would be relocated at this point. Mr. Morley stated that the

Mayor of Salem has stated that they have a property and would welcome them. The owner of that property has two

batch plants that may want to relocate there. Parsons have been given this information, we believe that it is feasible,

but it would tak e about a ye ar. Mr. M orley stated tha t they have no w ritten docum ents at this point.

Mr. Huff stated that if this indeed come to fruition, would the egress be able to be moved off of Mill Road. Mr.

Pierson stated that could be a possibility Mr. Lewis asked what other process this would have to have if this were

approved tonight. Mr. Pierson stated that the water, irrigation, sewer, etc. was taken care of. Then the application

would be reviewed for electrical, etc. Mr. Pierson stated that if approved, this would not come before this committee

again, unless the y decide to  subdivide .  The De velopme nt Review C ommittee is also  a public hea ring, and anyo ne is

welcome  to come to  those meetin gs. 
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Mr. Br adford as ked M r. Heaps if the  road to M ill Road co uld be cut o ff later. Mr. H eaps stated  that would d epend if

it was a public r oad or if it was a  private drive way access. 

Mr. Clyde B radford stated that he is confused w ith decisions made a few mo nths ago with surrounding subd ivisions,

that back then it was stated that there was a through road needed. He doesn’t understand the difference here than

there. 

Mr. Huff asked why we couldn’t make an ingress and egress on the same road. Mr. Heaps stated that we would look

at the amou nt of traffic, adeq uate public s afety access, etc. 

Jed Morley stated that the intention is to have both egress and ingress on Del Monte, but until Parsons property that

is not an option. He believes we are underestimating people if we say that if there is a plan, they will not, for the

most part, follow that plan. He stated that it goes through education, showing people what is expected. This will add

value to pe oples’ pro perty, value to th e entire city, it is so muc h better than w hat is there now . 

Pat Davis stated that she does not believe that this has been looked at close enough for traffic study, the bridge is not

wide enough for two vehicle. She asked why there can’t be a cul-de-sac on the property. She stated that with her

experienc e, as the moth er of sixteen kid s, that they will take the sh orter route o n Mill Ro ad if it is there. 

Mr. Lew is reiterated that if this is ap proved , it would only b e appro ved for the g eneral plan . There ha s not been a  full

traffic study. 

Mr. Lewis stated that he supports the zone change, while he knows that there will be a lot more work. Mr. Robins

stated that he also  supports this, b ut unless we ca n attach som e type of con dition with acc ess to Mill R oad. 

Mary Isa ac stated that o n Mill Ro ad, there are  semis and b ig delivery truck s that use this road .  She believe s that this

is a hazard. She stated that she believes that the bridge area cannot be widened. Her opinion is that she has no

objection to a zone change, but she is worried about the traffic. Mr. Lewis concurred. Mrs. Isaac stated that she

prefers the zo ne change . She stated tha t her prob lems have b een with the asp halt plant.

Mrs. Davis stated that on Mill Road there is a family that has a handicapped child, the bus picks her up there. She

stated there is no reason they cannot come in and out on Del Monte.  Mr. Robins stated he would like to see that

Mr. Robins made a motion to approve with conditions, with additional conditions, Mr. Huff seconded and the motion

carries with a unanimous vote.

Mr. Bradford stated this has been given a positive recommendation and will now go to city council for approval. Mr.

Pierson stated it will go to the city council the first Tuesday in March.
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PLANNING COMMISSION FINDINGS

1. The amendment is consistent with the policies of the General Plan, including any policies
of the Capital Improvements Plan.
Finding: 
1. The rezone is consistent with the policies of the General Plan because the

requested zone would match the proposed changes to the General Plan map.  The
adjacent properties are zoned R-R,, R-1-12 and I-2. 

2. The property meets the characteristics of the neighborhood and does not
adversely impact the adjacent properties.

2. For amendments to the Zoning Map, consideration has been given to include any
conditions necessary to mitigate adverse impacts on adjoining or nearby properties.
Finding:   To approve this amendment to the zoning map (R-R and I-2 to R-1-30, R-R
and BP) consideration has been given to  include any conditions necessary to mitigate
adverse impacts to adjoining or nearby properties and with the one condition on road
access onto Mill road would resolve the concerns of the residents.

RECOMMENDATION

APPROVE
Make a motion to APPROVE the Valley/Charter Zoning Map Amendment for the property
located at 1173 Del Monte Road
From:  Medium Industrial (I-2) and Rural Residential (R-R)  
To:  Very Low Urban Residential (R-1-30), Business Park (B-P), and Rural Residential (R-R).

Condition
1. Access onto Mill Road from the proposed development would be for emergency access

only.

DENY
Make a motion to DENY the Valley/Charter Zoning Map Amendment for the property located at
1173 Del Monte Road
From:  Medium Industrial (I-2) and Rural Residential (R-R)  
To:  Very Low Urban Residential (R-1-30), Business Park (B-P), and Rural Residential (R-R).
for the following reason(s):

TABLE
Make a motion to TABLE the Valley/Charter Zoning Map Amendment for the property located
at 1173 Del Monte Road
From:  Medium Industrial (I-2) and Rural Residential (R-R)  
To:  Very Low Urban Residential (R-1-30), Business Park (B-P), and Rural Residential (R-R).
for the following reason(s):
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NOTICE OF A PUBLIC HEARING

FOR THE

SPANISH FORK CITY PLANNING COMMISSION

Dear Property Owner/Resident:

On Wednesday, February 2, 2005, at approximately 7:00 p.m., the Spanish Fork City Planning
Commission will review a request submitted by Charter One Development, LC.  The applicant is
requesting to Amend the General Plan and Rezone approximately 56.4 acres at approximately
1172 South Del Monte Road. 

Amending General Plan Map: see map on back of page
From:  Medium Industrial and Residential 1 unit per 5 acres 
To: 20 acres of Residential 1 unit per 5 acres/Residential 1-2.5 units per acre, 4.5 acres
General Commercial, Professional Office, Residential 1 unit per 5 acres/Residential 2.5 to
3.5 units per acre.

The applicant is also requesting to Rezone the same area from:

Rezone: see map on back of page
From:  Medium Industrial (I-2) and Rural Residential (R-R)  
To:  Very Low Urban Residential (R-1-30), Low Urban Residential (R-1-12), Business
Park (B-P), and Neighborhood Commercial (C-1). 

The Planning Commission meeting will be held at:  
Spanish Fork City Hall 

40 South Main Street
City Council Chambers 

at 7:00 p.m.

The Planning Commission will receive public comment at this time.  If you have any questions
or comments concerning this proposal, or if you are unable to attend the meeting please contact
Emil Pierson, City Planner at (801) 798-5000 Ext. 31 and your comments will be forwarded to
the Planning Commissioners.  Please pass this information to other individuals that may be
interested.  

Thank you.
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REQUEST MADE BY APPLICANT

General Plan Map

Zoning Map
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MEMO
SPANISH FORK CITY

PUBLIC WORKS DEPARTMENT

DATE: February 5, 2005

TO: Mayor and City Council

FROM:   Chris Thompson, Design Engineer

RE: Construction and Development Standards 2005 Revision

The engineering office has been working on a revision to the construction and

development standards this past year.  The proposed changes are mostly to adopt APWA

specifications and to comply with the American Disabilities Act (ADA).  We have also

developed standards and construction drawings for trail construction, groundwater and

land drains and the location of utilities on building lots.

Many contractors have talked to us about the difficulties of building when standards vary

so much from one city to the next.  The Utah Chapter of the American Public Works

Association (APWA) has developed a specification book to help standardize construction

throughout the state.  Representatives from many cities including Spanish Fork meet each

month to review and update these specifications.  By adopting APWA specifications we

create more uniformity in construction and have a more comprehensive and up to date

standard.  Our standards book will still include sections specific to our city and will

override the APWA specification whenever in conflict.

In 2002 the Draft Guidelines for Accessible Public Rights-of-Way was published.  The

courts are now accepting compliance to these guidelines as meeting the requirements of

the American with Disabilities Act of 1990.  We have worked to bring all our standards

into conformity to these guidelines.

The development review committee and planning commission have reviewed these

standards and recommend their approval.  Several engineering companies, developers and

contractors have also reviewed them and submitted possible changes.  These changes

were considered by the planning commission and most of them were added to the draft

version submitted to the City Council.














