Planning Commission minutes for June 21, 2023

CITY OF OREM
PLANNING COMMISSION MEETING MINUTES
June 21, 2023

The following items are discussed in these minutes: 
· [bookmark: _Hlk138249817]PUBLIC HEARING – Vacating Sandhill Grove PRD Plat A and approving Sandhill Grove PRD Plat A Amended located generally at 537 West 1770 South in the PRD zone. – Approved
· PRELIMINARY PLAT – Approving the preliminary plat for Hidden Vale Plat C located at 1428 South 100 West in the R8 zone. – Approved
· PUBLIC HEARING – Amending the development agreement for the property located at 1981 South Geneva Road in the C2 zone. – Negative Recommendation

STUDY SESSION

Place:	 	City Council Conference Room

At 3:33 p.m. 	Mr. Low called the Study Session to order. 

Those present:	James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein, Planning Commission members; Jason W. Bench, Assistant Development Services Director; Makayla Wagstaff and Cheryl Vargas, Associate Planners; Matt Taylor and Grant Allen, Senior Planners; Sam Kelly, City Engineer; Steve Earl, Legal Counsel; 

Those excused:	Gerald Crismon, Haysam Sakar, Madeline Komen, Planning Commission members; Ryan L. Clark, Acting Assistant City Manager/Development Services Director; Gary McGinn, Legal Counsel; Terry Peterson, City Council Liaison;

The Commission selected Mr. Low as acting chair for this meeting due to the absence of the Chair and Vice-Chair. 

The Commission and staff briefly reviewed agenda items and minutes from the June 7, 2023 meeting. 

The meeting was adjourned at 4:26 p.m. to the City Council Chambers for the regular meeting.

REGULAR MEETING

Place: 	Orem City Council Chambers

At 4:30 p.m.	Mr. Low called the Planning Commission meeting to order and asked Mr. Hawkes, Planning Commission member, to offer the invocation.

Those present:	James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein, Planning Commission members; Jason W. Bench, Assistant Development Services Director; Makayla Wagstaff and Cheryl Vargas, Associate Planners; Matt Taylor and Grant Allen, Senior Planners; Sam Kelly, City Engineer; Steve Earl, Legal Counsel; Terry Peterson, City Council Liaison;

Those excused:	Gerald Crismon, Haysam Sakar, Madeline Komen, Planning Commission members; Ryan L. Clark, Acting Assistant City Manager/Development Services Director; Gary McGinn, Legal Counsel

Mr. Low asked Ms. Vargas to introduce Agenda Item 3.1: (click here for recording)

PUBLIC HEARING – Vacating Sandhill Grove PRD Plat A and approving Sandhill Grove PRD Plat A Amended located generally at 537 West 1770 South in the PRD zone. 



[image: ]Staff Presentation: 
In 2007 a site plan was approved for this site which shows the northwest portion of the property being landscaped with a playground. On the site this was changed sometime after 2007 to be a parking lot instead. This change was done without amending the site plan for the property. 

The applicant is bringing the property into compliance by amending their plat to show the northwest area as parking with surrounding landscaping. Due to the change in the amount of impermeable surface, they also are adding an additional drainage basin on site to help with the additional storm water. Both the existing drainage basin and the 
new basin will be landscaped, and additional landscaping is to be installed surrounding the parking area. 

In addition to amending the plat to show the parking area they also are extending the limited common areas behind each unit to the property line. This reflects the current area which is fenced for each unit to use.

Recommendation: 
Staff recommends the Planning Commission vacate Sandhill Grove PRD Plat A and approve Sandhill Grove PRD Plat A Amended located generally at 537 West 1770 South in the PRD zone. 

Mr. Low asked the Planning Commission members if they had any questions for Ms. Vargas.

Mr. Low asked the applicant to come forward. 

The applicant was not present.  

Mr. Low opened the public hearing. 

When no one came forward, Mr. Low closed the public hearing.

Mr. Low called for a motion on this item. 

Planning Commission Action:
Mr. Hawkes moved to vacate Sandhill Grove PRD Plat A and approve Sandhill Grove PRD Plat A Amended located generally at 537 West 1770 South in the PRD zone. Mr. Carpenter seconded the motion. Those voting aye: James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein. Motion passed unanimously. 

Mr. Low asked Ms. Vargas to introduce Agenda Item 3.2: (click here for recording)

PRELIMINARY PLAT – Approving the preliminary plat for Hidden Vale Plat C located at 1428 South 100 West in the R8 zone. 

Staff Presentation:
[image: ]The applicant is proposing to plat a vacant lot located at 1428 South 100 West. This property is currently a lot of record. This is a corner lot and there is currently no structure on the lot and there are no sidewalks, curbs or gutters.

The applicant will build a new home on the lot. In addition to the home, the applicant will also install street improvements, such as curbs, gutters and sidewalks, as well as sewer and water laterals. (17-4) 

The lot will be eight thousand six hundred twelve (8,612) square feet, which meets the requirements for lot size in the R8 zone. (22-6-8)

Recommendation:
Staff recommends the Planning Commission approve the preliminary plat for Hidden Vale Plat C located at 1428 South 100 West in the R8 zone. 

Mr. Low asked the Planning Commission members if they had any questions for Ms. Vargas.

Mr. Low asked if the applicant was present. They were, however, there were no questions for them.

Mr. Low called for a motion on this item. 

Planning Commission Action:
Ms. Kleinlein moved approve the preliminary plat for Hidden Vale Plat C located at 1428 South 100 West in the R8 zone. Mr. Hawkes seconded the motion. Those voting aye: James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein. Motion passed unanimously.

Mr. Low asked Ms. Vargas to introduce Agenda Item 3.3: (click here for recording)

PUBLIC HEARING – Amending the development agreement for the property located at 1981 South Geneva Road in the C2 zone. 

Staff Presentation:
[image: ]In December of 2020 this property was rezoned to the C2 zone and a development agreement was approved in conjunction with that rezone. This development agreement limited the uses which could be built on this property to a gas station with a convenience store. The agreement also limited the building materials and architectural style of the building as well as the allowed operating hours for the convenience store.
 
The applicant is requesting to amend the development agreement from December 2020 to allow a carwash to be built on the site along with the gas station and convenience store. The amended agreement adds the option of the drive-thru at the convenience store. The proposed amended agreement also changes the materials and architectural style of the buildings on the site. 

The proposed changes to the development agreement do not alter the allowed hours of operation of 5am to midnight, and the proposed carwash would also be held to these hours of operation. These are consistent with the times when the lights would be required to be dimmed on the site.

Recommendation:
Staff recommends the Planning Commission consider a recommendation to the City Council to amend the development agreement for the property located at 1981 South Geneva Road in the C2 zone. 

Mr. Low asked the Planning Commission members if they had any questions for Ms. Vargas.

Mr. Carpenter asked if they could recommend some elements while not recommending other. Ms. Vargas and Mr. Earl addressed that each element of the agreement can be separated out. 

Ms. Kleinlein presented a concern regarding the bright coloring of the proposed façade changes. 

Mr. Low asked the applicant to come forward.  

Mr. Low asked if any Planning Commission members had questions for the applicant. 

Brent Neel came forward. The drive-thru would not be a separate business, it would be part of the Holiday Oil business. 

Mr. Low asked if they have already purchased the property. Mr. Neel let them know that they have purchased the property already. 

Mr. Carpenter asked if they will maintain the same landscaping. Mr. Neel addressed that they have some preliminary plans for the landscaping, but have not fully designed a landscape plan for this site yet. 

Mr. Hawkes asked if the proposed architectural features are on all of the stores. Mr. Neel addressed that this is the current standard for the store. 

Mr. Hawkes asked about the drive-thru. Mr. Neel addressed that having the drive-thru is a newer concept. 

Mr. Hawkes asked about how many stores currently have carwashes. Mr. Neel stated that about 70% of stores have a carwash. 

Ms. Kleinlein asked about the placement of the dumpster. Mr. Neel stated that they are willing to work with the city during site plan approval to move the location of the dumpster. Mr. Bench verified that the city could work with Holiday Oil as far as the location of the dumpster. 

Mr. Low asked what the plan was if the requested changes were denied by the City Council. Mr. Neel stated that they would need to redesign or sell the property at that point. 

Mr. Hawkes asked how the size of this site compares to other Holiday Oil sites. Mr. Neel stated that most sites are about the same size as this property, approximately 2 acres. 

Ms. Kleinlein asked about the lighting of the site, particularly within the drive-thru. Mr. Neel stated that they would dim lighting to help reduce the lighting which would spill onto the neighboring properties. 

Mr. Hawkes asked how much business happens after hours. Mr. Neel addressed the hours which they have proposed for the store operation would be the same for the carwash. 

Mr. Low opened the public hearing. 

Hunter Kimball came forward as a Provo resident who lives half a mile away from the site. Mr. Kimball expressed concerns about the gas station being located in a residential area, and is opposed to the gas station going on the site. Mr. Kimball expressed that his biggest concern is the environmental impact from the site. 

John Porter came forward who lives directly north of the site. Mr. Porter expressed concern about the noise and fumes from cars in the drive-thru window. Mr. Porter expressed concerns about the carwash, and that it is too major of the change to the development agreement at this stage. Mr. Porter expressed concern about the noise and odor, and potential unwanted activities which come with the dumpster. Suggested placing the dumpster in the southwest corner of the lot. 

Linda Brown came forward who lives on 2000 South. Ms. Brown mentioned that the neighborhood meeting was held outside in February. Ms. Brown stated that there are already many other gas stations and car washes nearby, negating the need of a gas station at this location. Ms. Brown stated that they have already addressed the light pollution concerns she has. 

Sydney Dameron came forward who lives directly north of the proposed site. Ms. Dameron expressed concerns regarding that dimmed lights increase crime, and bright lights mean dealing with light. Ms. Dameron expressed concerns about the location in proximity to the Autism Academy. Ms. Dameron expressed concern that C2 zoning is the only zone which allows for a gas station to be this close to residential properties. Ms. Dameron requested that the Planning Commission help to make the best of the situation by giving a negative recommendation. 

Zach Price came forward who lives directly north of the site. Mr. Price expressed concern that those using the gas station would be able to see into their yard due to the elevation change. Mr. Price expressed that his greatest concern surrounds safety for the kids in the neighborhood. 

Don Bahr came forward as a nearby Provo resident. Mr. Bahr expressed that he would not have the gas station located there. Mr. Bahr expressed that he was grateful he was notified of this meeting. 

Alan Moose came forward. Mr. Moose expressed that they did not know that this was being rezoned, and understands that likely is under buyer beware. However, that most people do not research this kind of thing when finding a home in the area they wish to live in. Mr. Moose requested that the project not move forward. 

Casey Backus came forward. Mr. Backus expressed concerns about the traffic which would be generated by this project. Mr. Backus expressed that he does not want a gas station there. 

Connie Porter came forward who lives directly north of the property. Ms. Porter expressed that she is concerned about the property value of her home and is disappointed in the decision to rezone the property. 

Pamela Moose came forward. Ms. Moose and expressed that she is also not in favor of having the gas station at this location for a variety of reasons already expressed by others. 

Bronson Dameron came forward who lives directly north of the project. Mr. Dameron expressed that he does not have anything to add, but is grateful for the opportunity to express their thoughts and have their voices heard on this issue. 

Carlyn Price came forward who lives directly north of the property. Ms. Price expressed that they have two autistic children and having additional noise will be an additional stimulant and will add extra stress for their family. 

Kurt Pulham came forward. Mr. Pulham expressed that he agrees with what has already been said and that he is against having the gas station in the neighborhood. 

Leo Vargas came forward. Mr. Vargas expressed that he is opposed to this development. 

Terry Petersen came forward. Mr. Petersen explained the process as how the Planning Commission will forward a recommendation to the City Council. Mr. Petersen encouraged those attending this meeting to attend the City Council meeting. 

Barry Brown came forward. Mr. Brown expressed concern regarding the access to the gas station. Mr. Brown expressed that he does not support putting a gas station at this location and that something else should go there. 

Heather Fry came forward. Ms. Fry expressed that she is working to learn how things happen in Orem. 

Mr. Low closed the public hearing.

Mr. Low asked the members of the Planning Commission to speak on this item. Planning Commission members discussed with each other, with staff, and with Brent Neel about this item. The topics addressed in the public hearing and additional questions from Planning Commission members were addressed. 

Mr. Low called for a motion on this item. 


Planning Commission Action:

Ms. Kleinlein moved to forward a negative recommendation to the City Council to amend the development agreement for the property located at 1981 South Geneva Road in the C2 zone. Mr. Hawkes seconded the motion. Those voting aye: James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein. 

Minutes: The Planning Commission reviewed the minutes from the June 7, 2023 meeting. Mr. Low called for a motion to approve the minutes for June 7, 2023. Mr. Carpenter moved to approve the meeting minutes for June 7, 2023. Ms. Kleinlein seconded the motion. Those voting aye: James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein. 

Adjourn: Mr. Hawkes called for a motion to adjourn. Ms. Kleinlein moved to adjourn. Mr. Hawkes seconded the motion. Those voting aye: James Hawkes, Murray Low, Mike Carpenter and Helena Kleinlein. 


Adjourn: 5:51 p.m. 


	                                                                          	
							Ryan L. Clark
Planning Commission Secretary

[bookmark: _GoBack]Approved:  July 19, 2023
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PORTER FAMILY POINTS re Holiday Oil application 6-21-23

1

‘The requests for the car wash and drive-up window were submitted to the Development Review
Committee with no justification, no mitigation, and merely rubber stamped and passed along to the
Planning Commission with no analysis.

‘The proposed car wash will add to noise pollution and will waste water. The car wash should be
denied. IF the car wash is approved, the location should be as far as possible from homes, and the
hours of operation should be limited to the more restrictive hours than the convenience store to
reduce impact on homes, such a5 6:00 AM t0 9:00 PM.

The proposed drive-up window willresut in cars idling and emitting exhaust fumes and blasting sound
systems next to back yards where children play and adults relax. The drive-up window should be
denied.

The dumpsters are planned to be located immediately south of our backyard which will result in noise.
during store hours, odors, lies, and the racket made by huge trash trucks ifting, dumping, and
replacing containers. Dumpsters are also used as sleeping places for the homeless, and for criminal
activities. The dumpsters should be relocated as far as possible from residences, perhaps near the
southwest corer adjacent to 2000 South and Geneva, or easterly of the underground fuel tanks

No drainage plans were submitted to the DRC. If the project proceeds, a condition of approval should
include engineering assurances that the historic drainage (south and west) from the residential
properties is maintained. As a condition of approval, there must be assurances that the retaining wall
and concrete fence do not interfere with the positive sheet flow from the residential properties, and
do not create areas ponding north of the fence, which will result in more mosquitos.

No landscaping plans were submitted to the DRC. Renderings suggest that there will be trees on the
perimeter along the 2000 South and Geneva, but no trees to shelter and protect the homes north of
the project. As a condition of approval, detailed landscaping plans should be submitted showing the
species, size, and location of the trees on the north and east sides of the project.

The pumping stations should not have sound systems or video systems, which would add to the overall
noise pollution of the operation. This should be specifically prohibited in any approval.

Alicensed private security service should be required to conduct hourly checks on the business
(particularly the dumpster enclosure and the rear of the business near homes) during closed hours.
Enclosed dumpsters attract homeless people and criminals, as well as people dumping large items after
the business closes.

~John M. Porter
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Sydney Dameron
B49W 1950 S
Orem, UT 84058

801-669-6497

Orem City Planning Commission
56 N State Street
Orem, UT 84097

Dear members of the Orem City Planning Commission,

My name is Sydney Dameron. My husband and | own a home in Orem, and our property line
backs up dirscty to the proposed gas station site at 2000 South Geneva Rd. Our home was
builtin 2020, and we were lucky (0 be able to purchase itin 2022 during the height of the
housing market, and in a city that we have both come to love. My husband, Bronson, grew up in
Orem and graduated from Mountain View High School and Utah Valley Universit. We were
thriled at the chance to be able to raise our family here. We've both very much come to view
Orem City as “Family City USA”

However, not long after we moved in, we were informed of a proposed gas station that was to
be buit quiteliterally in our backyard. We came to understand that the previous city council
allowed for a rezone of the [and immediately behind our home from open space to C2 for the
purpose of buiding a gas station. This was troubling to us for many reasons. Chief among them
were what a gas station would do to our property values, to the crime rates in ou ltle
neighborhood and the challenges a gas station would introduce into our lives through noise and
air pollution.

As we continued to research the situation, we learnod that a C2 zoning is on the only
commercial zone whera you are able to buld a gas station this close to homes. In other areas of
the city, zoning law requires at least 100 yards be placed batween any building used for gas
station purposes and the nearest property line. For reference, this proposed station wouid put
the convenient store 15 feet from our back fence. We were disheartened to leam that the
previous city council would change the zoning of this area for the purpose of building a gas
station when other homes within the same city are protected against such a development,
presumably for reasons of safety and qualty o fe.

We were also disheartened to lear that despite a 3-3 splt vote from the Orem City Planning
‘commission, and against the wishes of every resident in the homes nearby that the previous city
‘coundil st chose to vote ‘yes’ to rezone this land for the purpose of bulding a gas station. This.
‘small piece of property is the only commercially zoned piece of and for over a mile in any
direction, and even UDOT did not recommend the site proposal based on traffc patierns and a
‘misalignment of access points to the surrounding areas.
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We understand that today we are dealing with the reaiity that the land behind our home is zoned
for a gas station, and that decisions were made back in 2020 that we cannot change in this
meeting. However, as the planning commission reviews the changes the developer i trying to
make o this development agreement, we urge you to consider how these changes wil further
impact nearby homes, including ours. Now, in addition 1o having a gas station that comes with
naise, pollution, traffic and smells, we are aiso looking at having a 24-hour car wash and a drive
thru behind the gas station that would put cars quite ltsrally on the other side of our fence at all
hours of the day and night. Many of our neighbors have young children, and one neighbor in
particular has an elevated backyard that would allow for these cars to see into their backyard
throughout the day. With patrons coming and going i the drive thru, | worry for their safety as
well as the safety and comfort of our own future family and children. We can just imagine
speakers blaring from a car within the car wash as it starts up at 1:00 in the morning, not to
mention the noise from the car wash itself.

While we strongly feel that this area should never have been rezoned to a commercial space in
the first place, we ask you to please consider a negative recommendation to the city counil as
we try to make the most of our stuation and keep our neighborhood a beautiful place to ive.

‘Thank you for your consideration,

‘Sydney & Bronson Dameron
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SUMMARY

“The residents of the nearby naighborhoods for the proposed gas station on 2000 S & Geneva Road in
Orom have significant concorns about and strongly oppose the proposed development. These concems
inciude, but aro not imited t:

Zoning concerns.
Lack of communication and potential withholding of Information to residents
Previous iitatves to rozon or buld

Decrease I property values and neighborhood aesthetic appeal

Increase in crime rates, alcohol consumption, drugs

A noise, and light pollution

Increased traffc vith no supporting infrastructure

Utah Autism Academy Orem Campus located 850 feet away

Polental increase in food desertswamp

Fire danger

‘Groundwater contamination

ZONING CONCERNS

 This area was an OS5 (Open Space Zone unii 2020)
o The proposal o change the zoning flom OS5 to G2 Zoning received a 3-3spit vote fom
the planning comission in October 2020; hitps:/wwnvtah, Goviomn/les/654923.00l
o Itwas voted on again in December 2020 and passed, however, very few of the conces

that were addressed in the October planning commission meeling were actually
addressed and met
m gran 7
‘> The change from OS5 to C2 was done before many of the homes to the north o thislol
were finished, and very few,if any other Home owners (who would be most affected by
this change) were able (o welgh in on the zoning change.
= From the October 2020 Orem ity Planning Meeting: “Some members of the
Commission understood that this comer was designated as commercial n the
general plan and expressed that their concern was ot for the commercial
rozone, but whether the sita at this comer would ft in with the surrounding
neighborhood.”
= Fromthe Octobar 2020 Orem City Planning Mecting: “Did the buyers of the new
omes to the norh ofthis site know that a gas station was potentilly going n at
this comer? The appicant ndicated tha the realtors and contractors of many of
those homes attended the neighborhood meefing back in Merch and were aware.
of the change. The developer of hose homes also attended that meeting and
indicated that he was aftaid that tis gas station might compromiso the closing of
the sales of those homes. Most o these homes wera not buil at the time that
neighborhood meeting was held. There i o way of knowing for sure, but these
realtors and contractors may or may not have communicated that infomation o
the home buyers. It is evident in the many public comments these residents
made that they woro probably not Informed.”
« Of major concem was this comment made by legal counsel present al
the October 2020 mesting: M. Eari clarifed that there were not many
design standards for the C-2 zone. If the rezone was granled, there
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‘would be no way to legally guarantee that the applicant would build

to the concept plan he had shown to the Commission.

o Tris means that aven i the developers say they willsee to
residents’ requests, thera is no legal way for the cty or
homeowners to hold them 1o this promise.

= When the change was made, i fact, here woro st two homes on the land in
question. Those homes weren't demolished unti October 2021

+ Orem Clty Code 22-8-5. C2 Zone.

o Although this area was indeed changed ffom OSS o C2, we submit that an area that is
zoned as C2 would not be fting for a gas station dus to the Gity's own language for the
purpose of a C2 Zone.

Purpose of C2 Zoning

= Alow a wide ranga of commercial and retall development including offces,
business and personal services, public spaces, and general community
shopping:

= Encourage commercial development that has a high degree of aesthetic
‘appeal through th use of high-qualty bulding materials, architectural
requirements, massing, ihting, landscaping, and the relationship (o streets and
pedestian ways:

= Create an area that offes an invifing pedestrian experienc through the creation
of buffered sidewalks, maximum buiding setbacks from State Street, requiring
direct building accesses ffom Stata Sirest, providing incentives for outdoor dining
and public spaces, and landscaping roquirements.

= Promote convenient access to fetal, employment centers, residences, and
ransit as wellas finks to other commercial developments and neighborhoods;
and

u Maintain an adequate buffer between commercial development and
adjacent rosidential neighborhoods.

W surveyed 20 diferent G2 aroas on the Orem Zoning Map that were adjacent to a
residential ares, and couldn' find a single example thal had a comparable business in
torms of disruption to existing homes. Wihile we concede there are C2 zones near
residential areas, we could not ind an example of a gas station this close to single family
homes. This proposal would put a gas station, car wash and dumpster locations directly
on the other side of existing property nes. We could not find precedent for his anywhere
elsa In the city.Ifs possible such an example exists, though, they are likely few and far
between and we would submit l-advised ffom a planning standpoint

« The original residential development was supposed o nclude this parcel. The lot descriptions are

sl avaiiable and advertised on the street, and “the properties in question were originally
designated i the general plan a5 LDR residential”
o This sign s stl posted at the enirance to Payton’s Crossing. Many of the homeowners
wee under the impression when they moved In that the entire area around these homes
would be developed stricty for residential use.
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 The parcel s stil piped for residental uiities.

From the October 2020 Orem City Planning Mseling: "As the property was originally
planned to be residential, the water and sower infrastructure was also originally planned
0,90 through this property (o service the future residential properties to the east of this
comer. in order to be able to il accommadae that plan, staff wil require the applicant to
continue those utites through the property o the east when they apply for it plan
approval. The appiicant has been made aware ofthis and has updated the concept plan
o eflect these uitios going through the north-east portion o the property

PREVIOUS MEETING CONCERNS (2020)

« Concens from 2020 razone meating

hitos /o utah, govipmn/fles/654923.pt

Many of the neighboring Provo residents expressed strong opposition o the change.
DRAFT Planning Commission minutes for October 21, 2020 A complete video of the
meeting can be found at wwwkorem orgimeetings 6

Many of the neighboring residents from the Peyton's Crossing Development o the north
expressed opposiion to the change.

No residents from the Aubum Meadows development (o the wost gave any comments,
Lighting was a significant concern. Some residants expressed concens aboul potenial
neon signage.

Potantial smalls wers a concern.

Proporty values wero a conce.

Many expressed that they had hoped this part of Orem would remain agriculural and
residential when they intially purchased their property.

‘Some residents expressed strong concern that this comor had been designated as
‘commercial. Others were not. But most expressed conce over the proposed gas station

PROPERTY VALUE CONCERNS
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« Property values wil go down with the addition of a new gas station

& Some of the residents here are frt time homabuyers - and in this housing market thatis
 very hard thing to do. A planned gas station will have a negative impact on home
Investment

= Speaking personally, we are first-time home buyers, and we worry that In this
current housing market, such a drastic change in our home value could seriously
affect our financial stuation and future. We were hoping to raise our children in
this home, but fa gas station were to be buit there, is highly likely ou only two
options would ba to lve in @ home that feels unsafe for our kids dus to increased
raffc, potential crime rates, ai, noise, and light poliuton, or to sell our home at a
loss. We urge the commitiae to consider the real fe consequences of tis
decision. -Bronson & Sydney Dameron (849 W 1950°S, Orem, UT)

o Gemeteries, highways, gas slations: "Here's what decreases your property value: Gas
stations, raiload tracks, hycro towers, power stations, and industral areas — proximity to
any of these things definitely won't help improve your home value, since they can
generate andior afract odors or other substances that could affect your aif quality.”

© 10 Induslies That Dininish Property Values The Most: 2. Convenience Store With Gas.
Station. People will be driving in and out of your Intersection, hanging out at the
property, and buying fots of lotto tickets, cigarottes, and boer when they gas up.
Although handy, these shops do nothing to help property values and hurt them
significantly according to Zilow.com. Although the realtors questioned on the site did
ot have exact stastcs, common sense would show that he increase in robberies,
accidents,traffc and pedstrians would add up to decreased property value. Siil, many.
gas stations with mini-markels are springing up like wildfre.”

INCREASED CRIME RATES, DRUGS, AND ALCOHOL CONCERNS
« Crima rates go up In surfounding areas directy nex 10 a gas station.

o May increase violence rates in the surrounding areas:
= Alcohol is present in a substaniial proportion of homicida victms in the U.S,

. Increasing lcoho outet densi s wah-documented o be associted wih increased
aloohol use and problems, leading to the policy recommendation that imiting outiet
density willdecrease aloohol problems.

= hiipsicedsorahwp-conteont/uploads/2020/08/Crime-Alcohol-Studies.pd
“A larger number of alcohol oultlets and  higher rate of volenco might be expected in
poorer neighborhaods o in neighiborhoods with a larger population of young people. But
5 the resaarch described above shows, even when lovels of poverty and the age and
the ethnic background of residents are taken into account, a high density of outits is
strongly related o violence regardiess of a neighborhood!’s economic, ethic or age
status”

Pt o

& “Children with an alcohol outlet on the fouts to school were more likely 1o be offered
alcohol, tobaceo, and other drugs as well as be exposed to drug selling and seeing
people using drugs.”

= hitps:/wnnchi.nim nih. gov MC3T78110/

Al of this will have a negative impact on famiies (crime, alcohol consumpion, air

polution, ight pollution, noise pollution)
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= Orem =Famiy City USA If Orem trly is “Farmily ity U.S A then they need to
putthe needs and desires of thir citizens above that of businesses.

AIR POLLUTION CONCERNS

 Airpollution s a significant concern - both for health and assthatic appeal.

“The proposed station will have their rash and dumpsters ight against the property line of
the adjacent homes.

Dumpster smell will make recreating and indeed iving nox! {0 a gas station untenable -
ot to mention tho smell of gas alone.

Benzene is the gas constituent most harmful o human health, The WHO says there is no
safe level of benzine and that it can cause nausea, cancer, anemia, increased infections,
and low birth welght

= A 1993 study published by the Canadian petroleum industry found average
benzene concentrations of 146 and 461 parts per billon (ppb) at the gas station
property boundary in summer and winter, respectively.

= A 2001 study noted median ambient benzene levels of 1.8 ppb in housss Up to
328 feet from a service station

= A 2019 study of U.S. gas stations found thal benzene emissions from
underground gasolino storag tank vents were suffcienty high to consilute a
heaith concern at a distance of up to 524-feet.

& The cumulative effectof benzene released during fusling and from underground
storage tank vents remains a cause for concer for those Iing, working or
learming nearby.

o hitps:iceds.org/gasstation/
In 2005, the Calfonia Air Resources Board probably became the first in the U.S. to
recommend a minimum public heaith safety zone betwoen new gas slations and
“sensiive land uses.” The recommendation appeared in Al Qualty and Land Use
Handbook: A Communily Health Perspective. The pre-2005 studies referenced above
and other research prompted the Board to recommend a minimum 300-foot separation
distance between new gas stations and "sensitive land uses such as residences, schools,
daycare centers, playgrounds, or medical facille
*Simiarly affected are individuals who spend time close fo a gas station, 0.9., I close by
businesses or inthe gas station tsel. Of partcular concern are chidren who, for
‘example, lve nearby, play nearby, or attend nearby schools, because childron are more
Vulnerable to hydrocarbon exposure.”

= hitosijoads.orglgasstation/

As the name impies, Onboard Refusling Vapor Recovery systems are buil into new crs.
“The system captures vapors during refueling which aro then stored In cansters within the
vehicle. A study pubiished in February, 2020, examined the effectiveness of Onboard
Refueling Vapor Recovery systems. The researchers found that 88% of vehicles
‘monitored released vapors during refueling desplte the presence of Onboard Refueling
Vapor Recovery systems.

= hitps:iceds ora/gasstation!

36 Millon Gallons Per Year & 300-Feet Insuficient

= References o 3.6 milion gallons per year and 300-1oot setbacks appear to

derive from the 2005, California Air Resourcos Board_Air Quality and Land Use

"Handbook: A Community Health Perspeciive. Handbook Figure 1-6 below shows
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how cancer isk diminishes wilh distance fom a gas station purmping 3.6 milion
gallons por year.

Figure 16
Gasoline Dispensing Facility Health Risk
for 3,600,000 gallyr throughput
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o The relationship shown in the graph above may o longer be valid for the following
reasons. First, a number of studies have been published since 2005. These studies
show that the most harmiul compound — benzene — has been etected more than 500
feet from a gas station. Second, Calformia has what are arguably the most
comprehansive gas station airpolluion control requirements In the U.S. However, it has
ot been proven that these measures resolve the adverse health effects of gas station
benzene emissions.

‘The following graph is from the Calfornia Air Resources Board Gasoline Service Stalion
Industryvide Risk Assessment Guidelines. This graph is based on the quaniiy of gas
pumped by most stations — 1 millon gallons per year not 3.6. New gas stations oulside
of Calfornia might have Phase | controls. Th graph below shows that with Phas |
controls an unacceptably high risk of Increased cancer cases persists beyond 300 meters
(328 fe).
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© Allbut oder vehicies have Onbaard Refueling Vapor Recovery (ORVR) systems. As the
nama implies, Onboard Refueling Vapor Recovery captures vapors during refueling. The
vapors are then stored in canlsters withn the vehice.

o A study published in February. 2020, examined the ffectiveness of Onboard Refueling
Vapor Recovery systems. The researchers found that 88% of vehicles montored
released vapors during refueling despite the presence of Onboard Refusling Vapor
Recovery systems.

o Minimum 500-Foot Publc Health Safaty Zone Needsd

= The research cited above indicates that the most reliable way o protect public
health and safety from benzeno and other harmful emissions is 1o guide new gas
statios to sites where they will be at least 500 feat from residentilly zoned
properties, schools, and other locations where people liv, leam or work. CEDS
research frequently shows a third to halfof potential gas staton sites can meet a
500-foot public health safety zone. In other words, adopting this safequard allows
Us to gain the benefis of new gas stations without jeopardizing the health of our
neighbors.

NOISE POLLUTION CONCERNS.

Noisa polluton
o An accelerating diesel ruck emits 114 dBA and even 100 GBA whie idlng. Gas tatons
are a significant cause of noise poiuion.
= hitpsicods orggasstation/
 Noise above 7048 over a polonged period ofime may sart o damage your hearing,
and foud noise above 1208 can immediately cause harm to hearing.
. iy i govincehihearing lossiwhat nojses_cause: hearing loss.himit

o Young families with chiren will have a harg tme encouraging infants and children to
sleep with such noise polluton at al hours of the day.

LIGHT POLLUTION CONCERNS

Light pollution is a significant concern as light from the station will be directly visibe in il the:
homes bordering the statlon, negatively impacting regular I and slep cycles for aduls,
children, and familes.
*Dramatic increases in the risk of breast and prostate cancors, obesily, and eary-onset diabees
have mirrored the dramatic changes in the amount and pattern of artfcia light generated during
the night and day in modern societies ovor recent decades.”

© hitps:/ww.ncbi.nim.nib.goviomclaricles PMC2627684/
“The connection betwean artical light and sieep disorders is a fary intuitive one. Diffulties with
adjusting the circadian clock can lead to a number of sleep disordors, including shiftwork sieep
disorder, which aflocts people who rotate shifs or work at ight, and delayed sleep-phase
‘syndrome, in which peopl tend to fall asleop very late at night and have difficuty waking up in
time for work, school, or social engagements.”

o hitpsi/wwnchi.nim.nih.govipmelarticles/PMC2627864/
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INCREASED TRAFFIC GONCERNS

 We understand that rafficincreases are normal for a growing Giic center, especially around the
new Temple for the Church of Jesus Christ of Latter-Day Saints. However, the current traffc plan
does not support a gas stalion ther -nor wil it be conducive to one in the future.
« Traffi Concerns on the comer of Geneva Rd & 2000 S
© Traffic s already a concern at this intersection. So much 5o that a ight was planned on
being installed, though that project seems to have been stalled quite a bit. However, at
certain tmes of the day, there s ofton a long line of cars down 2000 S. If a gas station
were to be instaled there, Itwould only increase the problem, and even a traffclight at
that location wouldn't be able to fuly mitigate that concen should there be  gas station
on that corner drawing in adtional cars.
«Traffc along Geneva Road
© The townhome development directly west of tha proposed ste is growing, and parking is
already anissue as many cars park drectly along Geneva road throughou the year. This
proposed gas station wil only exacerbate this Issuo as traffic wl snar n the area.

NEARBY SCHOOL CONCERNS.

« The proposed station is 850 feet from the Utah Autism Academy Orem Campus. This is a
‘concen as children with special needs will have grealer potential access and encounters with
alcohol or drugs, and traffc willbecome aven more of an ssus for the parents and their chicren
that atend this school

« “Children with an alcohol outlet on the route to schaol were more fkely to be offered alcohol.
tobacco, and other drugs as wellas be exposod to drug selling and sesing people using drugs”

bitos:/wwwncbi.nim.nih.govipmalartcles/PMG377810/

FOOD DESERT CONCERNS

A convenience store Is not a benefit o the community in any dramatic way, indsed it can increase:
the lkelinood of the area becoming a "ood desert” or *food swamp" with less nutritious and
conversaly mora convenient foods being more available than what can be found et a common
grocery store.

= Should Orem city wish to improve the ives of the residents of tis area, perhaps a full grocery
store nearby would be a better solution.

FIRE AND OTHER DANGER CONCERNS

«The following excerp! from a.LLS. Depariment.of Housing & Uban Development document
shows that while gas statlon firas-explosions may not ba common, they o ocour often enough to
be a concern for nearby residents:

= "During the fve-year period of 2004-2008, NFPA [Natlonal Firs Protection Assosiation]
estmates that U.S. fre departments responded o an average of 5,020 [fres] in service
or gas station propertes per year. Thess fires caused an annual average of two civiian
doaths, 48 civilian firs injures, and $20 milion in direct properly damage.”

GROUNDWATER CONCERNS
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Because of the high taffc volume and refusiing, convenlence stores-gas stalions pose an
unusually severs threat to ground and surfaco waters. Adding vehicle servicing faciies
increases the threat. One study found that contaminant levels in convenienca store-gas station
Tunoff were 5- o 30-tmes higher when compared to residential unoff. In another siudy
researchers detected several compounds in vehici fepair facilfty runoff which were probable:
cancer-causing agents. Thesa findings have prompted a number of states and local governments.
o st vehicle repair faciiies as stormwater hotspois. USEPA guidance advises caution with
regard to allowing hotspot runoff o infilrate the soil, particularly in areas where drinking water is
obtained through wells. The use of ighiy-eflective stormwater Bost Management Practices to
trea repair facity unoff boforo s infilrated into the soi.
 Fual storage tanks and pipelines pose anothor source of contamination, though the
design of both has improved cramatically over the past couple of decades. Spillage at the
pump is a more kely source of fuel relsase into nearby walerways. In fact, Johns
Hoplns Universily researchers found that an average of 40 gallons of gasoline Is spiled
ata typical gas station per year at the pumps. The JHU researchers also found that a
significant portion of the spilled gasoline can migrate through the concrote pads at many
fueling stations.

PREVIOUS STUDY RESULTS

Given the impacis and corrective measures described above, an optimum convenience store-gas station
location would have the folowing characteristics

Atleast nearest home; or
Buffered so the store cannol be soen or heard from the nearest home;

“To preserve public health a minimu i 500 feat from homes and 1,000 feet from schools;
Not vithin view of historc resources;

Atleast 500 fest from wels, springs, srearms, reservoirs o other highly sensilive ground or
surface water resources;

Accassible by foot and bike as well as cars;

‘Convenience stores shouid be ocated at least a 10-minute walk (0.5 miles) rom schools;
Losated in a downtown or neighborhood commercial arca;

Wl It,but not (o the point of causing light frespass Info nearby homes;

10 an area with many passorsby and fow escape routes for ciminals

CONCLUSION & RECOMMENDATIONS.

‘Whieitis understood that growth s necessary and good, the proposed gas station on the intersection of
20005 and Geneva will negatively impact the residents, the environment, and the area as a whole.

‘The residents of the nearby neighborhoods directly adjacent to the proposad development collacively
and strongly oppose the plans and respectully request the doveloper and city to consider ofher locations
that willnot have the negative impacts outined above thatthis development il have on nearby residents
and the area.

Aforthcoming petiion s being sent and signatures are being gathered.

Thank you!
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Recommendations:
« Consider other options for a lacation, including other locations along Geneva foad on the West
side thatwill not negatively mpact currenty buit residentil neighborhoods.
« Rezone the parcel for residential as it was planned for praviously so thet the proposed
neighborhood can be completed and unified as a fesidential space.

Contact Information:

Bronson & Sydney Dameron
849 W 1950 § Orem, UT 84057 (Directly behind the proposed station)
bronsondameron@gmailcom

4356407261

Fora link to this document to view all the sources, pleasa contaot us.
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