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   PLEASANT GROVE CITY
PLANNING COMMISSION MINUTES
November 13, 2014 

PRESENT:  Chair Scott Richards, Vice-Chair James Malone, Commissioners: Dallin Nelson, Amy Cardon, Levi Adams and Drew Armstrong

[bookmark: _GoBack]EXCUSED:  Julia Whetman and Eric Jensen

STAFF: Community Development Director Ken Young, City Planner Royce Davies, Planning Tech Barbara Johnson and Engineer Degen Lewis  

The meeting was called to order at 7:00 p.m.

Chair Richards welcomed those present to the meeting.  

Commission Business:

· Opening Remarks: Commissioner Levi Adams gave the opening remarks.

· Agenda Approval:

· MOTION: Commissioner Nelson moved to approve the written agenda as public record.  Commissioner Cardon seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.  
		
· Staff Reports:

· MOTION: Commissioner Malone moved to approve the Staff Reports as part of the public record.  Commissioner Adams seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried. 

· Declaration of conflicts and abstentions from Commission Members:  There were none.

ITEM 1 Public Hearing to consider site plan approval for the Thai House Cuisine located at approximately 55 East Center Street in the DV (Downtown Village) Zone.  OLD FORT NEIGHBORHOOD.

City Planner, Royce Davies, presented the staff report and displayed aerial photographs of the property.  The applicants intend to convert an old home into a Thai restaurant.  The current zoning, which is a mixed-use overlay, supports such a change.  There were changes made to the site plan, mostly in regard to parking areas.  Landscaping and floor plans were also submitted.  The plans were found to meet all aspects of the zoning requirements.

Thomas Bounthot, the applicant, gave his address as 33 East 1430 North in Orem.  He had nothing to add to the presentation. 

Chair Richards opened the hearing to the public.  There were no public comments.  Chair Richards closed the public hearing.

Commissioner Malone commented on the quality of the building plans and felt the restaurant will have a positive effect on Pleasant Grove City.

MOTION:  Commissioner Malone moved that the Commission recommend site plan approval to the City Council for Thai House, and adopt the exhibits, conditions and findings contained in the staff report.  Commissioner Nelson seconded the motion.  The Commission Members unanimously voted “Aye”.  The motion carried.

ITEM 2 Public Hearing to consider a site plan amendment for Utah Family Motors, located at 205 East State Street, in the CS (Commercial Sales) Zone.  STRING TOWN NEIGHBORHOOD.

Mr. Davies presented the staff report and stated that when the plan was originally presented to staff, there was concern with what the setback would be for this zone.  When a C-S (Commercial Sales) Zone abuts a residential zone, there needs to be a 10-foot set back from the property line.  However, if the property abuts another commercial property there is no setback requirement.  Community Development Director, Ken Young, and Mr. Davies decided that the property should be considered commercial, even though there is a residential use on the property.

The site plan amendment was being request to allow the applicant to build a garage on the north side of the main building.  The garage would be used to store, wash, and maintain vehicles.  The garage is proposed to be built 4 feet from the property line to the north and 1 ½ feet from the eastern property line.  The current zoning supports the proposed use.  It was confirmed that any drainage issues were addressed and included in the plans.

Chair Richards informed the public that they are changing the wording of the site plan, as the previous plan was confusing.  The original wording made it seem like there was residential on the subject property, however, that is not the case.

The applicant, Moroni Hair, gave his address as 42 West 720 South in Orem.  He commented that the addition of a garage would be a great help to their business.

Chair Richards opened the hearing to the public.  There were no public comments.  Chair Richards closed the public hearing.

In response to a question raised by Commissioner Cardon, Mr. Davies confirmed that the Fire Department does not foresee any issues with the plan.

MOTION:  Commissioner Adams moved that the Commission approve the amended Site Plan for Utah Family Motors, and adopt the exhibits, conditions, and findings contained in the staff report.  Approval was subject to the following condition:

1.  All Final Planning, Engineering, and Fire Department requirements must be met.

Commissioner Nelson seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.
	
ITEM 3 Public Hearing to consider the request of Mark Ryan to rezone approximately 4.1 acres from R-R (Rural Residential) to R1-12 (Single Family Residential) zone on property located at approximately 1584 West 1100 North.  NORTH FIELD NEIGHBORHOOD.

Mr. Davies presented the staff report and explained that the General Plan designation for the property is Low Density Residential.  This designation allows for R1-15 and R1-12 Zones.  The R1-12 (Single Family Residential) Zone has a minimum lot size requirement of 12,000 square feet.  The applicant is seeking the smallest zoning available in the General Plan to provide for more lots.  There is one lot in the proposed subdivision that will exceed the 21,780 square-foot minimum lot size requirement in the R-R Zone, so the zoning will remain as it is.  This lot contains a historic home, which the applicant will be restoring.  The intent was to preserve the historic character of the property.

The applicant, Mark Ryan, gave his address as 1194 North 850 East in Pleasant Grove.  He explained that the home on the larger lot was built around 1912 and will be completely restored.  There is also a historic log cabin near the entrance to the proposed subdivision that has been donated to fellow applicant, Gary DeVincent, which will be restored as well.  

Commissioner Malone asked Mr. Ryan if the proposed location of the cabin will be a private or public property.  Mr. DeVincent's hope is to own that piece of property and maintain it as some sort of small historical park.  If the City doesn't allow that, the cabin will be moved to the property containing the historic home. 

Chair Richards opened the public hearing.

Valerie Jensen, gave her address as 1230 North 1730 West asked if there will be a through street. City Engineer, Degen Lewis, commented that the subject will be addressed at a later date.

Trina Vickers, who resides at 1219 North 1730 West, had similar concerns as Ms. Jensen.   She informed the Commission that she did not receive notice regarding the meeting and would like to in the future.

Mr. Davies read a letter from Sandy Wiscombe regarding her opinion about the rezoning.  She was not in favor of the change, preferring the area remain quiet and not heavily populated. (See attached)

There were no additional comments from the public.  Chair Richards closed the public hearing.

Chair Richards asked if the neighborhood around this area is R1-12 zoning as well.  Mr. Davies presented a map of the area designating the neighboring zones.  There is a good variety of Rural Residential and Single Family Residential surrounding the subdivision.

MOTION: Commissioner Armstrong moved that the Commission recommend that the City Council approve the request of Mark Ryan to rezone approximately 4.1 acres at approximately 1584 West 1100 North from an R-R (Rural Residential) Zone to an R1-12 (Single-Family Residential) Zone, and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Cardon seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried. 

ITEM 4 Public Hearing to consider the request of Robert Reynolds for a Conditional Use Permit to grant a waiver of protest for street improvements for property located at approximately 74 South 400 East in the R1-7 (Single Family Residential) zone.  OLD FORT NEIGHBORHOOD.

Mr. Davies presented the staff report and stated that the applicant would like to build a shop on his property, which will be larger than the zone allows for.  In an R1-7 Zone an accessory building can be no larger than 10% of the minimum lot size of the zone.  If a larger building is intended, a conditional use permit is required.  The minimum lot size in this case is 7,000 square feet, allowing for a 700 square-foot accessory building.  The proposed building will be 1,200 square feet in size.  

The proposed addition also requires the applicant install street improvements along the front of the property, which he is requesting be waived.  There is already a sidewalk on the opposite side of the street, although it is not consistent.  There is not currently a sidewalk or curbing on his side of the street.  There is an irrigation box next to his property that is in the way of any sidewalk and will need to be moved or the sidewalk adjusted in some way.  Staff recommended approval of the request; however, the City Engineer recommended denial.

Commissioner Malone asked Mr. Lewis why he recommended the Commission deny the request.   Mr. Lewis explained that a waiver should be granted where there are no anticipated changes to the area.  He felt that the location of the irrigation box presents issues.  A waiver for just that section would be appropriate because it would require significant action on the part of the irrigation company to have it moved.  Things have been improving in the neighborhood and sidewalks and curbing have been installed on the opposite side of the road and in some sections on the same side.  There is also student traffic in the area that should be considered.  There was no reason the sidewalk should not be installed, at least up to the irrigation box.

The applicant, Robert Reynolds, gave his address as 74 South 400 East.  He explained that putting in a sidewalk now would be difficult due to the elevation changes.  If a sidewalk was installed there would be an 18-inch to two-foot drop, which would be hazardous to pedestrians and children walking to school.  Currently, there is no screen over the head gate, which is also a hazard.  Mr. Reynolds was happy to install the sidewalk and curbing, but would like to wait until other sidewalks need to be installed and the elevation problems are resolved.

Chair Richards asked who would be responsible for funding if the irrigation box needs to be moved and the ditches adjusted.  It was determined that either the City or the irrigation company would need to pay for such improvements.  Chair Richards agreed with the applicant and stated that it would be foolish to install sidewalks before the changes to the irrigation box and ditches are made.

In response to a question posed by Commissioner Nelson, it was confirmed that the irrigation box had not yet been covered due to lack of funding.

Mr. Reynolds informed the Commission that he had had issues with the pipes in the irrigation system, which collapsed and were repaired earlier in the year, as well as three years ago.  He was concerned about the condition of the pipes and their constant need for repair.  He also questioned what would happen if the pipe collapsed after the sidewalk is installed.  Mr. Lewis confirmed that it would be the responsibility of the irrigation company to make any repairs if the pipe collapsed and damaged the sidewalks. 

In response to a question from Commissioner Adams, Mr. Lewis informed the Commission that it is Mr. Reynold’s job to match the elevation on his property and install the curb and gutter.

Chair Richards opened the public hearing.  There were no public comments.  Chair Richards closed the public hearing.

Commissioner Malone indicated that he originally felt that there should be a sidewalk, but after some discussion he was in favor of the Waiver of Protest.  He admitted that the sidewalk will have to be done eventually, but a delay might be wise.  It seemed more practical to leave it the way it is for the present.  Commissioner Adams agreed.  The best alternative was believed to be to install the entire sidewalk; however, that is not an option.

Commissioner Armstrong was concerned that granting the waiver will affect the neighbors in the future.  This decision will set a precedent for others when they are required to install sidewalks and curbing.  The irrigation box is a problem and eventually needs to be dealt with; however, there is a nearby school and its students to consider.

Mr. Reynolds reported that he applied for a grant to assist with the installation costs, but was denied.  He was willing to install a sidewalk when the timing is right.

Commissioner Nelson’s greatest concern was the grade and being able to match it up so that the sidewalk isn’t hazardous.  He also believed that the neighborhood looks better with curbing and sidewalks.

Commissioner Cardon asked about the likelihood of the irrigation box being reengineered and if there will always be a grate.  Mr. Lewis was not able to answer the question because it is not a City facility.  Commissioner Cardon supported denial.  Chair Richards could see both sides of the argument and felt it could go either way.

MOTION:  Commissioner Malone moved that the Commission approve a conditional use permit for a waiver to install street improvements on property located at 74 South 400 East, and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Adams seconded the motion.  A vote was taken with Commissioners Adams and Malone voting "Aye".  Commissioners Cardon, Nelson, Armstrong, and Chair Richards voted "Nay".  The motion failed 4-to-2.

MOTION:  Commissioner Nelson moved that the Commission deny a conditional use permit for a waiver of the installation of street improvements on property located at 74 South 400 East.  Commissioner Armstrong seconded the motion.  A vote was taken with Commissioners Cardon, Nelson, Armstrong, and Chair Richards voting "Aye".  Commissioners Adams and Malone voted "Nay". The motion passed 4-to-2.

ITEM 5 Public Hearing to consider the request of Robert Reynolds for a Conditional Use Permit to construct an accessory building larger than the zone allows on property located at 74 South 400 East in the R1-7 (Single-Family Residential) Zone.  OLD FORT NEIGHBORHOOD. 

Mr. Davies presented the staff report and stated that the applicant desires to build a shop that is greater than 10% of the minimum square footage.  The proposed shed will be approximately 1,200 square feet, while the maximum allowance in the zone is a 700 square feet.  The height of the proposed building will be 18 feet.  The applicant provided a site plan showing the location of the shop on the property.  Mr. Reynolds owns a large lot that is approximately one-half acre in size, which is unusual in the zone.  The large building would fit within the zoning ordinance and work with the character of the property.  The applicant provided building plans for the shop, which will have vinyl siding to match the home and an asphalt roof. 

The applicant, Robert Reynolds, was present but had no comments.

Chair Richards opened the public hearing.  There were no public comments.  Chair Richards closed the public hearing.

MOTION:  Commissioner Adams moved that the Commission approve a conditional use permit for Robert Reynolds to construct an accessory structure exceeding 10% of the minimum lot size in the R1-7 Zone, and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Armstrong seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 6 Public Hearing to consider the request of Annika and Salesi Vimahi for a 2-lot subdivision called Locust Avenue Estates Plat B located at approximately 832 East 820 South in the R1-9 (Single Family Residential) Zone.  SCRATCH GRAVEL NEIGHBORHOOD.

Mr. Davies gave a brief background of the property and stated that the intention of the applicant is to adjust the property line between Lots 10 and 11 from Plat A, which will become Lots 13 and 14 of Plat B, respectively.  Both lots meet the minimum frontage, lot size, and lot width requirements of the zone. The lot line adjustment will not affect the side, front, or rear setback compliance of any structure on either property.

Mr. Davies stated that this is a housekeeping item.  The homeowners have already agreed to the change.  The request is being brought to the attention of the Planning Commission to ensure that their records are accurate.  Since the line change was made a long time ago, the fence already follows the new property line. 

Chair Richards opened the public hearing.  

Patricia Hendricks stated that she resides in the home on Lot 14.  She explained that when the line was moved, she and the neighbor consulted with a surveyor about adjusting the property line.  Because the angle is so extreme, they felt like they were too close.  Ms. Hendricks asked if the City needed to be contacted regarding the change.  The surveyor advised them to have it recorded.  They are now before the Commission to ensure that everything is official with the City.

There were no other public comments.  Chair Richards closed the public hearing.

MOTION:  Commissioner Nelson moved that the Commission approve the preliminary plat, known as Locust Avenue Estates Subdivision Plat B, and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Cardon seconded the motion.  The Commissioners unanimously voted "Aye".  The motion carried.

ITEM 7 Public Hearing to consider the request of Lorraine Herrera for a two-lot subdivision called Lorraine's Place located at approximately 565 East 300 North in the R1-8 (Single Family Residential) zone.  MONKEY TOWN NEIGHORHOOD.

Mr. Davies presented the staff report and stated that Ms. Herrera received a Historical Special Exception from the Board of Adjustment that allows her a 20% reduction in the width of the flag lot stem on her property.  Rather than the minimum of 25 feet, the flag lot stem proposed on the plat is 22.5 feet.  Mr. Davies admitted that staff did not have much time to review the request prior to the public notices going out.  They had a few conditions that need to be met, including the elimination of parking lots on the stem, meeting the 10-foot public utility easement requirement, and consideration of the engineering review comments. 

Mr. Young clarified that staff communicated with the consulting engineers a few days ago to be sure that the comments they provided are not serious.  The comments are all minor and will not require the plans be redrawn.  All issues can be resolved before the final plan is presented to the City Council.  

Mr. Young explained to the public the reasoning behind Ms. Herrera being granted a Historical Special Exception.

The applicant, Lorraine Herrera, gave her address as 565 East 300 North.  She had no comments.

Chair Richards opened the public hearing.

Lyle Christiansen, of 370 North 500 East, felt that his property is landlocked.  He stated that this has been an issue for him for some time and he hasn't received any answers on how it can be resolved.  He identified his property on a map displayed.  When he moved to Pleasant Grove many years ago, a through street was in the ultimate plans, which limited the location of his home on the property.  There is no street there, and he felt his property was being restricted.

Mr. Lewis explained that Ms. Herrera will be placing a flag stem on her own property to create access to the lot behind her home.  This stem will not invade Mr. Christiansen’s property.

Commissioner Malone recognized that the Commission and Mr. Christiansen were discussing two different situations.  He explained that the flag stem is not a road, because it will not meet the requirements.  Additionally, it will not be on City property.  The stem is essentially a long driveway.  Mr. Christiansen’s issue involves an entirely different road.

Mr. Christiansen said he opposed this request.

There were no further public comments.  Chair Richards closed the public hearing.

MOTION:  Commissioner Malone moved that the Commission approve the preliminary plat, known as Lorraine's Place located at approximately 565 East 300 North, in the R1-8 (Single-Family Residential) Zone, and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Adams seconded the motion.  The Commission unanimously voted "Aye".  The motion carried. 

Review and approve the Minutes and Report of Actions from the following meetings:
Planning Commission Meeting Minutes for October 23, 2014.

MOTION: Commissioner Armstrong moved to approve the Planning Commission Meeting Minutes and Report of Actions for October 23, 2014 as written.  Commissioner Nelson seconded the motion.  The Commissioners unanimously voted "Aye".  The motion carried.

TRAINING:  There was a review and discussion of Sections 10-9A-15F and 10-9A-14B, regarding lot size averaging.  Mr. Davies gave a Power Point presentation regarding these sections. 

Commissioner Malone thanked Mr. Davies for his time and effort on the training.

MOTION: Commissioner Nelson moved to adjourn.  Commissioner Cardon seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

The meeting adjourned at 8:50 p.m.



_______________________________
Planning Commission Chair

______________________________ 
Barbara Johnson, Planning Technician

___________________________
Date Approved
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