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Planning 6:00 P.M. 1.

Commissioners
Brad Gonzales

George Gull

Bruce Fallon 2.

Richard Heap

Reed Swenson

Planning Commission Agenda
June 5, 2013

Preliminary Activities

a.

Pledge of Allegiance

b. Approval of Minutes: May 8, 2013.

Zone Map Amendments and Preliminary Plats

a.

Trailside Zone Map Amendment and Preliminary Plat
Applicant: Stevan Davis

General Plan: Medium Density Residential

Zoning: R-1-8 existing, R-3 with Infill Overlay requested
Location: 335 West 100 South

Muhlestein Zone Map Amendment and Preliminary Plat
Applicant: Dean Ingram

General Plan: Low Density Residential

Zoning: Rural Residential existing, R-1-12 requested
Location: 1300 South Mill Road

Conditional Use

AT&T

Applicant: AT&T

General Plan: Public Facilities
Zoning: Public Facilities
Location: 350 South 300 West

Ordinance Amendments

Proposed Changes to Title 15
Applicant: Spanish Fork City
General Plan: not applicable
Zoning: not applicable
Location: not applicable

Project Signage Plan

a.

Canyon Creek

Applicant: Woodbury Corporation

General Plan: General Commercial, Light Industrial
Zoning: Commercial 2, Business Park, Shopping Center
Location: 1100 North Chappel Drive



6. Other Business

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 at 40 South Main Street, Room 140, Spanish Fork. 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
Spanish Fork City Planning Commission Meeting
May 8, 2013

Commission Members Present: Chairman Brad Gonzales, George Gull, Reed Swenson,
Bruce Fallon.

Staff Present: Dave Anderson, Community Development Director; Shelley Hendrickson,
Planning Secretary; Jered Johnson, Engineering Division Manager.

Citizens Present: Steve Maddox, Raymond Dawson, Brandon Watson, Chris Salisbury
and Lew Bankhead.

Chairman Gonzales opened the meeting at 6:00 p.m.

Commissioner Fallon led in the Pledge of Allegiance.

MINUTES
March 6, 2013 and April 3, 2013

Commissioner Gull moved to approve the minutes of March 6, 2013 and April 3, 2013.
Commissioner Swenson seconded and the motion passed all in favor.

ZONE MAP AMENDMENT

Trailside (staff will request that this item be continued)
Applicant: Stevan Davis

General Plan: Medium Density Residential

Zoning: R-1-8 existing, R-3 with Infill Overlay requested
Location: 335 West 100 South

Mr. Anderson explained that this proposal was noticed as a public hearing. The proposal
involves removing an existing home and then subdividing the property into three lots.
Single-family homes will be constructed, sharing a private drive to 100 south. The
property currently is in very poor condition. The In-fill Overlay zone requires specific
information so that the Planning Commission and City Council can see how compatible
the homes, that are proposed to be built, will fit in with the neighborhood.

Stevan Davis
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Mr. Davis stated that he was the owner of the property and the developer. He gave the
Commission pictures of what the condition of the property looks like today.

Commissioner Swenson asked where the utilities would go. Mr. Davis explained they
would run along the private drive from 100 South.

Commissioner Gull asked if there was an irrigation ditch. Mr. Davis said that he believes
that the ditch is covered.

Mr. Davis explained how his proposal came about.

Chairman Gonzales asked Mr. Davis if he had any concerns with what City staff has
proposed that he do. For example the fence between the private drive and the City's
trail. Mr. Davis said that he did not.

Mr. Davis said that he had met with UDOT and that they did not have any objections to
the project and that approval would not be a problem.

Commissioner Swenson expressed that as long as the applicant gets the approval from
UDOT and meets the City’'s redlines that he feels the project can be done.

Chairman Gonzales expressed that he felt this proposal should be continued, public
hearing included, with direction to staff to break the proposal up into two stages and what
exactly should be expected as far as separation between the property and the City trail.
He then said that he had received the letter from James and Peggy Wilbur and that with
the continuation of the proposal that he would address their concerns in the next meeting.

Commissioner Fallon asked about the lot size. He said as he looked at the R-3 the
minimum lot size is 6,000 square foot lots and that the proposed lot sizes were 4, 800
square feet. Is the Infill Overlay zone what modifies the density? Mr. Anderson said yes
that the ultimate limit on size, with the Infill Overlay, is the City's General Plan. In this
area, the maximum density is 12 units to the acre.

Chairman Gonzales said that one of the concerns that the Wilbur's expressed was that
once the zone change is approved that there was not anything preventing the applicant
from changing his proposal. Mr. Anderson explained that the City Council, in recent
years, has stripped the R-1-6 and R-3 zoning districts of a lot of the development rights
that previously existed. Now, in order to do any multi-family housing or lots that are
smaller than 6,000 square feet, you can only do them with the Infill Overly zoning
mechanism. So, a project like this is approved along with the Zone Change. Should the
applicant not go through with this proposal, all that they would be able to do is build one
single-family dwelling on a 6,000 square foot lot.
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Chairman Gonzales asked that if you take the easement out of the overall square footage
of the project would it still meet the requirements. Mr. Anderson said that he would look
into it.

Commissioner Fallon asked about setbacks. Mr. Anderson said that the City Council had
the latitude to reduce setbacks to allow for more flexibility with some properties.
Commissioner Fallon expressed that if the homes could be pushed forward a little in order
to provide some back yard space; it would be good.

Chairman Gonzales moved to continue the Trailside Zone Change and Preliminary Plat.
He asked that City staff look at verbiage on how to define the property line and the size
of the lots with the easement taken out. Commissioner Fallon seconded and the motion
passed all in favor.

PRELIMINARY PLAT

Trailside (staff will request that this item be continued)
Applicant: Stevan Davis

General Plan: Medium Density Residential

Zoning: R-1-8 existing, R-3 with Infill Overlay requested
Location: 335 West 100 South

Discussion and motion made with the zone change.

Maple Highlands Reapproval
Applicant: Edge Homes

General Plan: Low Density Residential
Zoning: R-1-12

Location: 2000 East 500 South

Mr. Anderson explained that the applicant had come before the Commission, a few
months ago, to discuss options to get the project to a point to where the City can
reapprove it. It has been a few years since this project has had a vested approval. He
recalls that the Commission felt it was perhaps best for the applicant to propose the
same number of units as what was originally approved along with upgrade home designs
to justify the density. Edge Homes has submitted two different elevations with a couple
of different versions of each elevation showing how the project would be eligible to be
approved at the maximum number of units allowed. There are no other changes. There
will need to be some changes made to the utilities due to changes in the City's
Development Standards. The Development Review Committee recommended that the
proposal be approved based on the justification that the proposed density is allowable
due to the upgrades to the project from what has been built.
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Commissioner Fallon asked how the proposed home designs differ from what has already
been built. Is it significant?

Steve Maddox

Mr. Maddox, the applicant, explained that essentially what you see on the before is a
more of a vanillaesk home and what they have tried to do is take a budget (that he and
the Commission had talked about) and implement that on the elevation. He further
explained that they had held a neighborhood meeting and that road connectivity was a
concern but they were excited about the architecture. They have added a lot of eye
candy to the front of the homes.

Commissioner Swenson asked if the upgrade in the architecture was in regard to the
bonus density.

Mr. Maddox explained that he felt it was two-fold. The City's requirements have changed
and they have already laid out all of their utility lines. They are trying to marry the old
with the new. They are proffering to keep the dollars within the community and enhance
the overall value and integrity of the neighborhood.

Commissioner Fallon moved to recommend reapproval of the Preliminary Plat for Maple
Highlands. Commissioner Swenson seconded and the motion passed all in favor by a roll
call vote.

Maple Mountain Amended

Applicant: Salisbury Homes

General Plan: Low Density Residential
Zoning: R-1-12

Location: 1900 East 200 North

Mr. Anderson explained that the project had approximately 100 acres configured in an
odd way. There are two sections that are not connected. The proposal involves
incorporating the Kessinger property into the development and to have the configuration
of the overall project change a little bit.

Commissioner Swenson moved to recommend approval of the amended Preliminary Plat
for Maple Mountain. Commissioner Gull seconded and the motion passed all in favor by a
roll call vote.

White Rail Reapproval

Applicant: Lew Bankhead

General Plan: High Density Residential
Zoning: R-1-6

Location: 980 North State Road 51
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Mr. Anderson explained that this project lost its vesting in March. The applicant is in
need of re-approval.

Chairman Gonzales asked if there was building already being done. Mr. Anderson said
that dirt had been moved but no building.

Commissioner Fallon asked about phasing. Mr. Anderson said that the staff report shows
the project in different phases.

Lew Bankhead
Mr. Bankhead explained that his intent is to proceed with A, B and C and continue with D
and E. The last phase would be G.

Discussion was held regarding the City’s standards of a 50 home limit before a second
access is connected.

Chairman Gonzales moved to recommend reapproval of the White Rail Preliminary Plat.
Commissioner Gull seconded and the motion passed all in favor by a roll call vote.

ORDINANCE AMENDMENT

Proposed Changes to Title 15
Applicant: Spanish Fork City

General Plan: High Density Residential
Zoning: R-1-6

Location: 980 North State Road 51

Chairman Gonzales proposed to the Commission that they continue this Amendment until
next month when the City Attorney can present this amendment as no one present is a
lawyer and he feels it is not proper to take action without a legal explanation of the
Amendment.

Chairman Gonzales moved to continue the proposed changes to Title 15. Commissioner
Gull seconded and the motion passed all in favor by a roll call vote.

OTHER BUSINESS

Chairman Gonzales expressed that he would like to have a discussion, relative to the
General Plan, that whenever commercial property is constructed adjacent to a residential
zone that the property has to be accessed from the commercial side and not the
residential side.

Discussion was held regarding signage and an amendment to the sign ordinance.
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Commissioner Fallon asked if Site Plan images could be attached to the Development

Review Committee’s agenda.
The meeting adjourned at 7:11 p.m.

Adopted:

Shelley Hendrickson, Planning Secretary

Planning Commission Minutes
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ZONE CHANGE AND PRELIMINARY PLAT

REPORT TO THE PLANNING COMMISSION

TRIALSIDE ZONE CHANGE AND PRELIMINARY PLAT

Agenda Date:

Staff Contacts:

Reviewed By:

Request:

Zoning:

General Plan:

Project Size:

Number of lots:

Location:

June 5, 2013.

Dave Anderson, Community
Development Director.

The Development Review
Committee.

The applicant has proposed to
change the zoning on a parcel
from R-1-8 to R-1-6 with the
Infill Overlay approved to allow
for a three-lot subdivision.

R-1-8 existing, R-1-6 with the
Infill Overlay requested.

Residential 5 to 8 units per
acre.

.65 acres.
3.

Approximately 300 West 100
South.

REPORT TO THE PLANNING COMMISSION

Background Discussion

The Commission took a few minutes in the May
meeting to review this proposal and continued the
public hearing to the June meeting. Since that
time, the applicant has submitted revised plans and
has addressed the majority of the issues staff had
previously identified.

As proposed the project essentially sits on 19,000
square feet of developable land. Therefore, the
proposed density is some 6.9 units per acre in an
area planned for up to 8 units per acre. The
proposed lots would each support a single-family
home and range in size from 4,600 to 4,800 square
feet.

The proposed development meets City's
requirements for the Infill Overlay zone. This
particular zoning tool was conceived to allow
flexibility from traditional zoning standards with the
hope that the flexibility would facilitate the
redevelopment of underutilized properties. A
significant element of the Infill Overlay concept
involves providing the City discretion in determining
whether a particular proposal would have a positive
impact on a neighborhood.

In short, staff believes the proposed project could
have a very positive impact on the surrounding
properties and neighborhood. Nonetheless, there
are details of the project that staff believes deserve
additional attention. Staff believes the Planning
Commission should particularly weigh in on
decisions about fencing, landscaping and
architecture. Staff anticipates discussing these
elements with the Commission and the applicant
during the Commission meeting.

Development Review Committee

The Development Review Committee reviewed this
request in their May 29, 2013 meeting and
recommended that it be approved. Draft minutes
from that meeting read as follows:

Applicant: Stevan Davis

General Plan: Medium Density Residential
Zoning: R-1-8 existing, R-3 proposed
Location: 300 West 100 South

PAGE 1



Mr. Anderson explained that the applicant had
addressed all redlines. The trail would be dedicated
to the City. The zone change is to go from R-1-8 to
R-3 or R-1-6 with the Infill Overlay Zone. He
further explained that there were some concerns
raised, after the neighborhood meeting was held,
with regard to traffic. Mr. Anderson expressed that
adding two lots would not affect the traffic very
much.

Mr. Morrill said that he would like a two rail fence
between the trail and the driveway.

Mr. Anderson said that R-1-6 would be a better
zone to go with. The density is tied to the General
Plan in the area and not zoning. The General Plan
allows 8 units to the acre.

Mr. Pierce said that the applicant had met with
UDOQOT.

Mr. Baker moved to recommend approval of the

Trailside Preliminary Plat and R-1-6 Zone Change

with the accompanying Infill Overlay Zone subject

to the following conditions:

Conditions

1. That the applicant meets the City's
Construction Standards.

2. That the applicant obtains an UDOT permit for
access to 100 South.

Mr. Johnson seconded and the motion passed all in

favor.

Budgetary Impact

No budgetary impact is anticipated with this

proposal.

Recommendation

Staff recommends that the proposed Preliminary
Plat and Zone Change be approved.

REPORT TO THE PLANNING COMMISSION
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ZONE CHANGE AND PRELIMINARY PLAT

REPORT TO THE PLANNING COMMISSION

MUHLESTEIN ZONE CHANGE AND PRELIMINARY PLAT

Agenda Date:

Staff Contacts:

Reviewed By:

Request:

Zoning:

General Plan:

Project Size:

Number of lots:

Location:

June 5, 2013.

Dave Anderson, Community
Development Director.

The Development Review
Committee.

The applicant has proposed to
change the zoning on a parcel
from Rural Residential to R-1-12

to allow for a 16 lot
subdivision.

Rural Residential existing, R-1-
12 requested.

Low Density Residential.
6.55 acres.
16.

Approximately 1300 South Mill
Road.

REPORT TO THE PLANNING COMMISSION

Background Discussion

This proposal is fairly straightforward. The
applicant is proposing to have the zoning changed
from Rural Residential to R-1-12 and to then have a
standard subdivision approved on the subject
property.

The General Plan designation for the subject
property is Low Density Residential which allows
for development at densities of up to three units
per acre. The R-1-12 zone is consistent with the
Low Density Residential General Plan designation.

The proposed subdivision conforms to the City’s
requirements for developments in the R-1-12 zone.
An existing home would remain and two parcels
would be created to provide space for the
development’s storm drain facilities.

One concern relative to the proposed development
is the condition of Mill Road. In the past, there has
been discussion about the road and its ability to
carry the additional traffic that would come with
proposed developments. Most recently, this
discussion has centered on the American
Leadership Academy’s plans to construct an access
onto Mill Road. Staff currently understands that
work on improvements to Mill Road has
commenced so as to expand the road’s ability to
safely accommodate the additional traffic
anticipated with the ALA connection. Staff believes
these upgrades are sufficient to accommodate the
additional traffic expected with this development as
well.

Staff understands that the applicant held a meeting
with the neighbors on May 30 and anticipates
having notes from that meeting available before the
Commission meeting.

Development Review Committee

The Development Review Committee reviewed this
request in their May 29, 2013 meeting and
recommended that it be approved. Draft minutes
from that meeting read as follows:

Applicant: Dean Ingram
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General Plan: Low Density Residential
Zoning: Rural Residential existing, R-1-12 proposed
Location: 1300 South Mill Road

Mr. Anderson explained that the applicant would
like to zone the property R-1-12. The City's
General Plan allows up to 3 units to the acre. He
expressed that he did not have any problem, from a
land use perspective, with an R-1-12 zone. He said
that the neighbors in the area would probably
disagree. The zoning is consistent with the General
Plan. Mr. Anderson asked what would happen with
the retention basins long term.

Mr. Pierce explained that the retention basins are
meant to be used temporarily until an outfall, to a
regional facility, is available.

Mr. Johnson explained that if the basin in the Old
Mill project could be made bigger and this project
could connect to it; that it would be better.

Discussion was held regarding the current home.
The plan is that it will remain. The out buildings will
be demolished.

Mr. Pierce explained that the pressurized irrigation,
to the north, would need to be connected.

Mr. Anderson explained that this proposal was
coming to the DRC early in an attempt to make the
June Planning Commission meeting.

Discussion was held regarding Mill Road and the
changes to Mill Road that were discussed with the
approval of the addition to the American
Leadership Academy.

Mr. Peterson explained that a 600 amp loop was
planned for Mill Road and that there would be some
off-site costs in order to tie into it.

Mr. Baker moved to recommend approval of the
Muhlestein Preliminary Plat with the Zone Change
request of R-1-12 with the following finding:

Finding

1. That the project does conform to the General
Plan for the density.

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

Discussion was held regarding the current
construction on Mill Road.

REPORT TO THE PLANNING COMMISSION

Budgetary Impact

No budgetary impact is anticipated with this
proposal.

Recommendation

Staff recommends that the proposed Preliminary
Plat and Zone Change be approved.
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. CONDITIONAL USE

REPORT TO THE PLANNING COMMISSION

AT&T CONDITIONAL USE APPROVAL REQUEST

Agenda Date: June 5, 2013.

Staff Contacts: Dave Anderson, Community
Development Director.

Reviewed By: Development Review
Committee.

Request: AT&T is requesting Conditional
Use approval to modify
antennae on an existing
communication tower.

Zoning: Public Facilities.

General Plan: Public Facilities.

Project Size: Not applicable.

Number of lots:  Not applicable.

Location: Approximately 300 South and

300 West.

REPORT TO THE PLANNING COMMISSION

Background Discussion

AT&T has applied for Conditional Use approval so
as to modify an existing Conditional Use by
changing antennae to an existing
Telecommunications Tower.

The City's response to applications of this nature
in the past has been positive. The City’s
appreciation for colocation of antennae and other
equipment at existing telecommunications sites is
based on the goal of working to consolidate the
equipment at existing sites rather than to have
additional towers constructed.

As proposed, staff believes the proposal would
have a negligible impact on the surrounding area.
The Development Review Committee has
recommended that the proposed Conditional Use
be approved.

Development Review Committee

The Development Review Committee reviewed
this request in their May 15, 2013 meeting and
recommended that it be approved. Minutes from
that meeting read as follows:

AT&T

Applicant: AT & T

General Plan: Public Facilities
Zoning: Public Facilities
Location: 350 South 300 West

Mr. Anderson moved to recommend approval of
the AT & T Conditional Use. Mr. Baker seconded
and the motion passed all in favor.

Budgetary Impact

There is no immediate budgetary impact
anticipated with the amendment of this approval.
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Recommendation

1. Staff recommends that the proposed
Conditional Use Permit be approved.
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ORDINANCE NO. _ -13

ROLL CALL

VOTING YES | NO

G. WAYNE ANDERSEN
Mayor (votes only in case of tie)

ROD DART
Council member

RICHARD M. DAVIS
Council member

BRANDON B. GORDON
Council member

STEVE LEIFSON
Council member

KEIR A. SCOUBES
Council member

| MOVE this ordinance be adopted: Council member
| SECOND the foregoing motion: Council member

ORDINANCE No. __-13

AN ORDINANCE MAKING VARIOUS AMENDMENTS TO
THE LAND USE ORDINANCE OF SPANISH FORK CITY

WHEREAS, Spanish Fork City has enacted a land use ordinance to regulate the
development of land within the City, establish zoning to protect property values, and
establish administrative rules concerning land use; and

WHEREAS, amendments to the land use ordinance need to be made from time to
time in order to remain compliant with state and federal law, become more efficient, and
to keep standards in line with best construction and safety practices; and

WHEREAS, Utah state law has recently been changed which limits the amount of
the bond to guarantee infrastructure improvements to ten percent (10%) of the total bond



amount; and

WHEREAS, the City allows developers the benefit of connector’'s agreements, and
should receive that same benefit when it performs improvements which will benefit
specific properties; and

WHEREAS, a public hearing was held before the Planning and Zoning Commission
on Wednesday, the 8th day of May, 2013, whereat public comment was received; and

WHEREAS, a public hearing was held before the Spanish Fork City Council on
Tuesday, the 21st day of May, 2013, whereat additional public comment was received;

NOW THEREFORE, be it enacted and ordained by the Spanish Fork City Council
as follows:

l.
Spanish Fork Municipal Code §§15.4.16.020 and 110 are hereby amended as
follows:

15.4.16.020 Unavailability of Adequate Public Facilities

A. In the event that the city engineer determines that adequate public facilities are
not available and will not be available by the time of approval, so as to assure that
adequate public services are available at the time of occupancy, the following alternatives
may be elected, at the discretion of the city council:

1. Allowing the developer to voluntarily construct those public facilities which
are necessary to service the proposed development and provide adequate
facilities as determined by the city engineer and by entering into an
appropriate form of connector's, or developers agreement, which may
include, as deemed appropriate by the city engineer, provisions for
recoupment of any expenses incurred above and beyond those reasonably
necessary for or related to the need created by or the benefit conferred
upon the proposed development, and the method and conditions upon which
recoupment is to be obtained. Any connector’s agreement authorized by
this paragraph must be requested within 30 days of the completion and
acceptance by the City of the improvements.

2. Requiring the timing, sequencing, and phasing of the proposed development
consistent with the availability of adequate public facilities;

3. Deferring approval and the issuance of building permits until all necessary
public facilities are adequate and available; or

4, Denying approval and allowing the applicant to reapply when adequate

public facilities are available.
B. In the event the City installs infrastructure improvements which benefits



specific properties, it may also recover reimbursement on a pro-rata basis from the
benefitted properties when they develop, on the same basis as a developer would recover
reimbursement with a connector’s agreement as set forth in paragraph A.

C. When a connector’s agreement is granted, or the City installs infrastructure for
which it will be reimbursed, the City will record a notice against the benefitted properties
so that a future owner/developer will be on notice of development costs associated with
that parcel.

15.4.16.110 Security for Improvements Required

The owners and/or developers of property shall deposit security with the City to
guarantee proper installation of all required improvements in accordance with the plans,
specifications, time limitations, and conditions relating thereto as meets with the approval
of the Council or such personnel as the Council shall designate. The amount of the
security shall be 125% of the City's estimated costs of the improvements. Security shall
be in the form of cash in the minimum amount of ten percent (10%) of the City's bond
amount. The balance of the security shall be in the form of cash, an irrevocable letter of
credit, or an escrow bond.

Irrevocable letters of credit or escrow bonds shall be executed by financial
institutions acceptable to the City and authorized to conduct business in the State of
Utah, and must be in the form approved by the City. The bond or letter of credit as
required by this section must be posted prior to recording. Upon completion, inspection,
approval, and acceptance of the improvements, the security, less ten percent (10%), shall
be released to the developer. Ten percent (10%) of the security amount shall be held for
a period of one (1) year following final inspection and acceptance to warrant
improvements for this time period.

The ten percent retained for the warranty period shall be in cash. The cash amount may
released one year after installation, final inspection, and acceptance by City, if no repairs
or replacement are required to the infrastructure installed.

Il.
This ordinance shall be effective twenty days after passage and publication.

PASSED AND ORDERED PUBLISHED BY THE CITY COUNCIL OF SPANISH
FORK, UTAH, this 18th day of September, 2012.

G. WAYNE ANDERSEN, Mayor
Attest:



Kent R. Clark, City Recorder
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