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Planning Commission Agenda 
November 4, 2009 

 
 
Planning 5:30 P.M. Agenda Meeting 
Commissioners 
 
Michael Christianson 6:00 P.M. 1. Preliminary Activities 
Chairman 
  a. Pledge of Allegiance 
Del Robins  b. Approval of Minutes:  October 7, 2009 
   
David Stroud  2. Public Hearings 
  
Shane Marshall a. Bella Vista Zone Change 
  Applicant:  Steve Maddox 
Rick Evans     General Plan:  Residential 5.5 to 8 units per acre 
    Zoning:  R-1-6 requested; R-3, R-1-6 and Rural Residential 
Tyler Cope     existing 
    Location:  approximately 900 North State Road 51 
 
  3. Staff Reports 
  
 a. Bella Vista Preliminary Plat 
  Applicant:  Steve Maddox 
      General Plan:  Residential 5.5 to 8 units per acre 
    Zoning:  R-1-6 requested, R-3, R-1-6 and Rural Residential 

existing 
    Location:  approximately 900 North State Road 51 
 

4. Other Discussion 
 

a. Discussion on Planning Commission work program 
 
 
Planning Commissioners, if you are unable to attend a meeting please let us know ASAP.  Thanks. 
  
The public is invited to participate in all Planning Commission Meetings.  If you need special accommodations to participate in 
the meeting, please contact the City Manager’s Office at (801) 804-4530. 
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Draft Minutes 1 
Spanish Fork City Planning Commission Meeting 2 

October 7, 2009 3 
 4 
 5 
Commission Members Present: Chairman Del Robins, Commissioners Shane 6 
Marshall, Michael Christianson, Rick Evans, Tyler Cope, and Dave Stroud. 7 
 8 
Staff Present: Dave Anderson, Community Development Director; Chris 9 
Thompson, Assistant Public Works Director; Marlo Smith, Engineering Secretary; 10 
and Kirk Nord, Assistant City Attorney. 11 
 12 
Citizens Present: Jordan Gross 13 
 14 
CALL TO ORDER 15 
 16 
Chairman Robins called the meeting to order at 7:00 p.m. 17 
 18 
PRELIMINARY ACTIVITIES 19 
 20 
Pledge of Allegiance 21 
 22 
Commissioner Stroud led the Pledge of Allegiance. 23 
 24 
Adoption of Minutes: September 2, 2009 25 
 26 
Commissioner Stroud made a motion to approve the minutes of September 2, 27 
2009, with the noted corrections.  Commissioner Christianson seconded and the 28 
motion passed unanimously. 29 
 30 
Chairman Robins announced that starting November 4, 2009, the Spanish Fork 31 
City Planning Commission Meetings will start at 6:00 PM instead of the current 32 
time of 7:00 PM. 33 
 34 
PUBLIC HEARING 35 
 36 
Proposed Amendment to the Transportation Element of the General 37 
Plan 38 
Applicant: Spanish Fork City 39 
General Plan: City-wide 40 
Zoning: City-wide 41 
Location: City-wide 42 
 43 
Commissioner Evans moved to open into public hearing.  Commissioner Stroud 44 
seconded and the motion passed all in favor at 7:05 PM. 45 
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 46 
Mr. Anderson explained the need for the proposed changes to the Master Plan 47 
Map and the consideration of changing cross section standards included in the 48 
Transportation Element of the General Plan.  He reviewed that a public hearing is 49 
required before action can be taken on changing the General Plan.   50 
 51 
Mr. Anderson asked Mr. Thompson to review the proposed changes. 52 
 53 
Mr. Thompson reviewed the changes to the map portion of the General Plan. 54 
 55 
Discussion took place regarding the change on the northeast end of town that 56 
would change the alignment of what was previously anticipated to be 57 
Expressway Lane. 58 
 59 
Chairman Robins asked if a bridge would be constructed over the railroad.  60 
 61 
Mr. Thompson said yes.  He explained that the bridge over the railroad would be 62 
a less expensive bridge to construct. 63 
 64 
Commissioner Cope asked if this would border the Whispering Willows 65 
subdivision. 66 
 67 
Mr. Thompson said it would. 68 
 69 
Mr. Christianson asked how this project would be funded. 70 
 71 
Mr. Thompson said the General Plan doesn’t describe in detail how projects are 72 
funded, but the railroad crossing is a long-range project for MAG (Mountainland 73 
Association of Governments) that could be funded with different options such as 74 
grants, transportation impact fees or connector agreements. 75 
 76 
Mr. Anderson stated that capital project plans are involved in the budget.  He 77 
discussed the transportation impact fee study that Horrocks Engineering had 78 
completed.  At this time the City hasn’t proposed that the City Council take 79 
action to implement a transportation impact fee. 80 
 81 
Discussion took place as to alternative options if a developer proposes a project 82 
prior to the railroad crossing being completed. 83 
 84 
Mr. Anderson explained that the General Plan is a guiding document that is very 85 
detailed to help take the guess work out when the time comes to build roads.   86 
 87 
Discussion took place regarding the capital facilities plan and different ways to 88 
fund projects. 89 
 90 
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Chairman Robins asked if the new location for the road near State Road 51 had 91 
been discussed with UDOT.   92 
 93 
Commissioner Marshall said it was far enough away from other roads that he 94 
didn’t see it being a problem with UDOT. 95 
 96 
Commissioner Christianson asked about the proposed preliminary plat to the 97 
north. 98 
 99 
Mr. Anderson said the project was never approved by the City Council.   100 
 101 
Mr. Thompson discussed the 2nd change to the General Plan map section.  He 102 
said it was a typo that a section of collector road was left out between Del Monte 103 
and the south end of Cal Pac.  104 
 105 
Discussion took place regarding the signal light at Del Monte and Arrowhead 106 
Lane that should be completed next spring. 107 
 108 
Mr. Thompson discussed the 3rd change in regards to the area near 1700 East 109 
and Scenic Drive.   110 
 111 
Discussion took place regarding the ordinance that requires churches and schools 112 
to be built on collector roads.   113 
 114 
Mr. Thompson reviewed the Major Arterial Cross Section Standard Drawing. 115 
 116 
Commissioner Christianson asked if the wall proposed was masonry or precast.   117 
 118 
Mr. Thompson stated that precast is masonry so that it is one option. 119 
 120 
Commissioner Christianson asked about meandering sidewalks. 121 
 122 
Mr. Thompson stated that the drawing reflects a straight sidewalk due to utility 123 
locations in the planter area. 124 
 125 
Mr. Anderson said a meandering sidewalk is not as efficient. 126 
 127 
Discussion took place regarding road section size. 128 
 129 
Discussion took place on the shoulder section that could possibly be a future 130 
lane. 131 
 132 
Mr. Thompson reviewed the Minor Arterial Cross Section Standard Drawing. 133 
 134 
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Commissioner Marshall said he would like to see wording changes for optional 135 
lanes in the road pertaining to shoulder and future lanes. 136 
 137 
Discussion took place regarding changing the standard to reflect a 12’ lane and a 138 
10’ shoulder/future lane. 139 
 140 
Mr. Thompson reviewed the Collector Cross Section Standard Drawing. 141 
 142 
Commissioner Marshall asked about the proposed 8’ shoulder.  He feels that 143 
width is too wide. 144 
 145 
Mr. Thompson said an 8’ shoulder allows for right turn movements that won’t 146 
impede traffic. 147 
 148 
Commissioner Christianson feels the 6’ wide sidewalk is too wide. 149 
 150 
Discussion took place regarding sidewalk widths and what is comfortable for 151 
people to use sidewalks instead of the road. 152 
 153 
Mr. Thompson reviewed the Commercial Local Cross Section Standard Drawing. 154 
 155 
Discussion took place regarding there not being a trail option.   156 
 157 
Discussion took place regarding the wording about an approved preservation 158 
coat.  159 
 160 
Mr. Thompson stated that the wording is not being approved at this time, only 161 
the right of way widths. 162 
 163 
Mr. Thompson reviewed the Residential Local and Sub Local Cross Section 164 
Standard Drawing. 165 
 166 
Commissioner Christianson asked whether the median in a major arterial and a 167 
minor arterial was always concrete or landscaping. 168 
 169 
Mr. Thompson said a standard will be put into place on how to build the median.  170 
This standard will be part of the construction standards. 171 
 172 
Commissioner Cope asked what the current widths were for the road rights-of-173 
way. 174 
 175 
Chairman Robins asked for public comment. 176 
 177 
There was no public comment. 178 
 179 
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Discussion took place regarding the proposed changes to the road rights-of-way. 180 
 181 
Discussion took place regarding residential local roads being too wide.   182 
 183 
Commissioner Christianson asked what the police department would prefer. 184 
 185 
Mr. Anderson stated that the police department would prefer larger shoulders. 186 
 187 
Discussion took place regarding bicycle lanes. 188 
 189 
Discussion took place regarding the wording regarding the wall elimination as to 190 
be determined by the City Engineer or his/her designee. 191 
 192 
Commissioner Christianson moved to recommend approval of the proposed 193 
Amendment to the Transportation Element of the General Plan with the following 194 
conditions: 195 
 196 

1. Minor arterial cross section reflects a 10-foot shoulder instead of 197 
the 12-foot shoulder. 198 

2. Major and Minor arterial cross sections to show the shoulder/future 199 
lane option instead of shoulder only. 200 

3. Anywhere a 6-foot sidewalk is shown it will be reduced to a 5-foot 201 
sidewalk and increase the planter width by 1 foot. 202 

4. Major arterial cross section shoulder lane width changed to an 11-203 
foot shoulder/future lane. 204 

5. Collector cross sections to show a 6-foot shoulder, a 13-foot 205 
median/lane and change right-of-way width to 85 feet. 206 

 207 
Commissioner Marshall seconded the motion.  A roll call vote was taken and the 208 
motion was passed unanimously. 209 
 210 
Commissioner Evans moved to close the public hearing.  Commissioner Stroud 211 
seconded and the motion passed unanimously. 212 
 213 
OTHER DISCUSSION 214 
 215 
Chairman Robins reminded everyone that starting November 4, 2009, the 216 
Spanish Fork City Planning Commission Meetings will start at 6:00 p.m. instead 217 
of the current time of 7:00 p.m. 218 
 219 
Commissioner Evans discussed that the current chairman has been in his position 220 
for an excess of two years.  After some discussion the conclusion is to give 221 
Chairman Robins a break and elect a new chairman.  This change is not by any 222 
means reflecting Chairman Robin’s job performance as chairman, just to give him 223 
a break.   224 
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 225 
Commissioner Evans moved to appoint Commissioner Christianson as 226 
Chairman and Commissioner Marshall as Vice-Chairman.  Commissioner Robins 227 
seconded and the motion passed unanimously. 228 
 229 
ADJOURNMENT 230 
 231 
Commissioner Robins made a motion to adjourn.  Commission Marshall 232 
seconded and the motion passed all in favor at 8:20 p.m. 233 
 234 
Adopted: 235 

       236 
                                                 237 
____________________________________ 238 

      Marlo Smith, Engineering Secretary 239 
  240 



 
 
 

 
 
Agenda Date: November 4, 2009 
 
Staff Contacts: Dave Anderson, Community 
Development Director 
 
Reviewed By: Development Review Committee 
 
Request:   Steve Maddox is requesting a 
Zone Change and Preliminary Plat approval for a 
100-lot Master Planned Development. 
 
Zoning: R-1-6 
 
General Plan: Residential 5.5 to 8 units per 
acre 
 
Project Size:   26.14 acres 
 
Number of lots: N/A 
 
Location: approximately 900 North State 
Road 51  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 

REPORT TO THE PLANNING COMMISSION 
BELLA VISTA ZONE CHANGE AND PRELIMINARY PLAT APPROVAL REQUEST 

 
Background Discussion 
 
The City has fielded a number of development 
proposals in recent years for the properties that 
are now included in the proposed Bella Vista 
Preliminary Plat.  The current proposal involves 
the development of single-family homes whereas 
other submitted versions have included 
townhomes. 
 
Three different zoning districts are found within 
the proposed development area.  R-3, Rural 
Residential and R-1-6 zoning currently exist.  R-1-
6 zoning is proposed for the entire development.  
The proposed R-1-6 zone is consistent with the 
Residential 5.5 to 8 units per acre General Plan 
designation. 
 
The proposed development is presented as a 
Master Planned Development with a total of 100 
building lots.  One of the building lots, lot 100, 
currently houses a Residential Treatment Facility.  
The other 99 lots are designed to accommodate 
single-family dwellings. 
 
One of the more unique factors of the proposal is 
the inclusion of lots that have as little as 40 feet of 
frontage and 4,000 square feet in area.  The 
Master Planned Development section of Title 15 
permits lots of this nature so long as the City 
Council makes specific findings relative to such 
lots being an enhancement from other 
development types.  The specific language from 
Title 15 reads as follows: 
 

Single family lots shall be a minimum of 6,000 
square feet, with a minimum of 50 feet of 
frontage; twin home lots shall be a minimum of 
4,000 square feet each, with a minimum of 40 
feet of frontage each. The Council may grant a 
waiver of this requirement based on superior 
design. The Council has the absolute 
discretion in approving a request for such a 
waiver. 
 

In this case, this City Council entertained the 
concept of granting this waiver in a meeting last 
month.  In that meeting, the City Council indicated 
a willingness to approve the development with lots 
that may be as small as 4,000 square feet as long 
as no other issues surface as concerns relative to 
the proposed development. 
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Staff’s main concerns with the proposal have 
involved the quality of construction and the 
functionality of providing basics utility services to 
lots with 40 feet of frontage. 
 
Accompanying this report is a package of 
information for the development that identifies 
what the elevation of homes constructed in the 
project are proposed to be.  Additionally, the 
applicant has proffered the following standards 
relative to homes that would be constructed: 
 

Home Size 
R-1-6 Zone – Home size shall be no less than 
1,550 finished square feet.  Developer is 
proposing homes ranging from 1,700-2,400 
square feet with many of the homes having 
basements. 
Exterior Materials 
Exterior material types – Exteriors shall be 
limited to brick, stone, hard board siding or 
stucco.  A minimum of 50% of the homes 
constructed on project shall include a brick 
and / or stone architectural element on a 
portion of the front elevation of the home.   
Home Plotting Restriction 
Home plotting criteria – no identical home (i.e. 
the same floor plan and exterior elevation) 
shall be plotted within 200 feet of each other.  
Exterior color schemes – no exterior color 
schemes may be plotted next to a home with 
the same scheme. 
A schematic of homes will be on the final plat 
showing drive approaches / utility crossing to 
allow utilities / livability. 
Home Design Elements 
Garages – each home will have a minimum 
two (2) car garage and a three (3) car garage 
offered where lot permits. 
Exterior Elevation – a minimum of three (3) 
exterior elevations per plan shall be provided.  
Variation in window, roof design, exterior relief 
and window treatments will be provided 
Roof Pitch – a minimum roof pitch of 6:12 will 
be constructed. 
Subdivision Facts 
Each home will have full front yard 
landscaping provided by developer.  (See 
CC&R’s section 10.09) 
A 3+ acre “Public” park will be provided as 
open space providing entertainment and 
enjoyment of community. 
Each yard will be fenced for the privacy and 
livability for all. 
Restrictive CC&R’s will be recorded and 
enforced.  

 

Relative to the provision of utilities to each lot, the 
proposed solution for staff’s concerns is to design 
the location of each driveway and all lateral 
locations with the construction plans that are 
submitted with Final Plat applications.  Our staff 
seems to agree that by designing to this higher 
level of detail we can avoid problems that have 
been experienced in other projects where space is 
limited. 
 
A three-acre park is proposed as part of this 
development.  The applicant has offered to 
improve the park as part of the amenity package 
for the overall project.  In fact, the applicant has 
provided conceptual renditions to illustrate the 
types of improvements that they propose to make 
in the park. 
 
Relative to a design for the park and the 
improvements that would be constructed therein, 
staff feels strongly that, as this would be a City 
park, City staff should be very involved in the 
design of the park.  To that end, City staff met 
earlier this week with the applicant to discuss the 
basic design philosophy and level of improvement 
that the City expects to see within the park.  The 
applicant has agreed to prepare a final design for 
the park that will be approved by the City with the 
approval of the Final Plat for the first phase of the 
development. 
 
Also related to the design of the park are several 
images that the applicant included in the 
accompanying package of information that 
pertains to park improvements.  Staff wishes to 
make clear that the examples of benches, 
playground equipment and other exhibited items 
do not necessarily conform to the City’s 
expectations for that type of equipment in City 
parks.  The applicant has been advised that 
different items will likely be required for the park 
and they have offered to work with staff to make 
sure that improvements designed for the park 
meet the City’s standards. 
 
The last park related issue involves the timing of 
its construction.  City staff is very concerned about 
making sure that any facility proffered at the time 
that a development is approved is ultimately 
constructed in the manner described.  Staff also 
understands some of the basic realities of 
financing a development and how potentially 
impractical it might be to require all amenities with 
a development’s initial phase.  In the hope of 
balancing the City’s needs and the developer’s 
ability, staff has proposed that the land for the 
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park be dedicated with the initial phase, that the 
applicant bond for 50% of the cost to construct 
the park with the second phase and that the 
applicant bond for the remaining cost to construct 
the park and then construct the park with the 
other public improvements in the third phase.  
Staff believes that this program ensures that the 
park will be constructed as approved. 
 
 
Development Review Committee 
 
The Development Review Committee reviewed this 
request in their October 21, 2009 meeting and 
recommended that it be approved.  Minutes from 
that meeting read as follows: 
 
Bella Vista 
Applicant:  Steve Maddox  
General:  Residential 5.5 to 8 units per acre 
Zoning:  Rural Residential, R-2 and R-1-6 existing, 
R-1-6 requested 
Location:  approximately 900 North State Road 51 
 
Discussion was held between the Committee and 
the applicant regarding the size of the park, 
access through the park for farm equipment, 
trails, stubbing utilities to the east boundary, table 
on the cover sheet of the Preliminary Plat needing 
to be updated, phasing and improving the park, 
the park being constructed with the public utilities 
in the third phase, that before the final plat is 
approved the park will need to be designed, 
meandering the sidewalk on the side of the park, 
specific language that refers to exterior materials, 
power and storm drain.  
 
Mr. Anderson moved to recommend to the City 
Council approval of the Bella Vista Zone change 
from Rural Residential, R-2 and R-1-6 to all R-1-6, 
based on the following findings: 
 
Findings 
 

1. That the proposed zone is consistent with 
the General Plan. 

2. That the zone would accommodate the 
proposed Bella Vista development which 
appears to conform to the City’s 
requirements for Master Planned 
Developments. 

 
Mr. Thompson seconded and the motion passed 
all in favor. 
 

Mr. Anderson moved to recommend to the City 
Council approval of the Bella Vista Preliminary 
Plat located at approximately 900 North State 
Road 51 with 100 building lots subject to the 
following conditions: 
 
Conditions  
 

1. That the applicant update the supportive 
materials prior to the project being 
presented to the Planning Commission. 

2. That the applicant make any necessary 
corrections to the plat itself and receive 
approval from the City’s Engineering 
Department prior to the project being 
presented to the Planning Commission.  

3. That a design of the park be completed as 
part of the final plat review process on the 
project’s first phase. 

4. That the applicant dedicate the park land 
with the first phase. 

5. That the applicant bond for a 
proportionate share of the park 
construction with the second and third 
phases. 

6. That the park be constructed with the 
public improvements in the third phase. 

7. That all of the landscaping that is visible 
from a public right-of-way be installed at 
the time of development or when the time 
homes are constructed. 

 
Mr. Thompson seconded and the motion passed 
all in favor. 
 
 
Budgetary Impact  
 
There is no immediate budgetary impact 
anticipated with the approval of this plat. 
 
 
Zone Change Recommendation 
 
Staff recommends that the proposed Zone 
Change, changing the zoning from R-3, R-1-6 and 
Rural Residential to R-1-6 be approved based on 
the following finding: 
 
Finding 
 
1. That the proposed zoning is consistent with 

the General Plan. 
 
 
Preliminary Plat Recommendation 
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Staff recommends that the proposed Preliminary 
Plat be approved based on the following finding 
and subject to the following conditions: 
 
Finding 
 
1. That the proposed Preliminary Plat conforms 

to the City’s requirements for Master Planned 
Developments in the R-1-6 zone. 

 
Conditions 
 
1. That a design of the park be completed as 

part of the final plat review process on the 
project’s first phase. 

2. That the applicant dedicate the park land with 
the first phase. 

3. That the applicant bond for a proportionate 
share of the park construction with the second 
and third phases. 

4. That the park be constructed with the public 
improvements in the third phase. 

5. That all of the landscaping that is visible from 
a public right-of-way be installed at the time 
of development or when the time homes are 
constructed. 

 
 
 
 
 
 
 

REPORT TO THE PLANNING COMMISSION                                                                                          PAGE 4 



 
 
 

REPORT TO THE PLANNING COMMISSION                                                                                          PAGE 5 





. 



Bella Vista Summary 
 

Bella Vista is being presented as 99 single family units on over 26 acres of ground 
located approximately highway 51 approximately express way lane.  The zone would be 
the R-1-6 zone, with some text modification.  It has become very apparent, the current 
market conditions dictate an appetite for affordable single family homes.  Young and old 
folks are demanding a private yard and separation from neighbors. 
  

The following are bullet points of Bella Vista  
• Home Size 

o R-1-6 Zone – Home size shall be no less than 1,550 finished 
square feet.  Developer is proposing homes ranging from 1,700-
2,400 square feet with many of the homes having basements. 

• Exterior Materials 
o Exterior material types – Exteriors shall be limited to brick, stone, 

hard board siding or stucco.  A minimum of 50% of the homes 
constructed on project shall include a brick and / or stone 
architectural element on a portion of the front elevation of the 
home.   

• Home Plotting Restriction 
o Home plotting criteria – no identical home (i.e. the same floor plan 

and exterior elevation) shall be plotted within 200 feet of each 
other.  Exterior color schemes – no exterior color schemes may be 
plotted next to a home with the same scheme. 

o A schematic of homes will be on the final plat showing drive 
approaches / utility crossing to allow utilities / livability. 

• Home Design Elements 
o Garages – each home will have a minimum two (2) car garage and 

a three (3) car garage offered where lot permits. 
o Exterior Elevation – a minimum of three (3) exterior elevations per 

plan shall be provided.  Variation in window, roof design, exterior 
relief and window treatments will be provided 

o Roof Pitch – a minimum roof pitch of 6:12 will be constructed. 
• Subdivision Facts 

o Each home will have full front yard landscaping provided by 
developer.  (See CC&R’s section 10.09) 

o A 3+ acre “Public” park will be provided as open space providing 
entertainment and enjoyment of community. 

o Each yard will be fenced for the privacy and livability for all. 
o Restrictive CC&R’s will be recorded and enforced.  
o Restrictive use of R.V., boat, trailer, etc parking (See CC&R’s 

section 6.03) 
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Sport CourtSport CourtSport CourtSport Court

Picnic Tables and BBQ StandPicnic Tables and BBQ StandPicnic Tables and BBQ StandPicnic Tables and BBQ Stand

Picnic Table (or  equivalent) BBQ. Stand (or  equivalent)

________________________________________________



Tot Lot / Play AreaTot Lot / Play AreaTot Lot / Play AreaTot Lot / Play Area



FencingFencingFencingFencing



Trail SystemTrail SystemTrail SystemTrail System

BenchesBenchesBenchesBenches


