


   PLEASANT GROVE CITY
PLANNING COMMISSION MINUTES
May 14, 2015

PRESENT:  Vice Chair Drew Armstrong, Commissioners Levi Adams, Amy Cardon, Lisa Coombs, Dallin Nelson, Gary Yeates, Jennifer Baptista, and Peter Steele

Commissioner Richards was excused.

STAFF:  Community Development Director Ken Young, City Planner Royce Davies, Planning Tech Linda Hales, City Engineer Degen Lewis and NAB Chairperson Libby Flegal

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

Commission Business:

· Pledge of Allegiance: Commissioner Yeates led the Pledge of Allegiance.

· Opening Remarks: Commissioner Coombs gave the opening remarks.

Before approval of the agenda, Vice Chair Armstrong stated that alternate Peter Steele would be voting on the action items that evening. 

· Agenda Approval:

· [bookmark: OLE_LINK1]MOTION:  Commissioner Nelson moved to approve the written agenda as public record, with the addition of a Commission Business for vice chair elections.  Commissioner Adams seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.  
		
· Staff Reports:

· MOTION:  Commissioner Nelson 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.

· Elections.  It was reported that Chair Jensen will no longer act as Planning Commission Chair.  As a result, Vice Chair Armstrong would take on that role.  Chair Armstrong opened the floor to the Commission for nominations.  Commissioners Adams, Nelson, Yeates and Cardon received nominations.  

A written vote was taken, and Levi Adams was elected as Vice Chair.

MOTION: Commissioner Yeates moved to ratify the election.  Commissioner Cardon seconded the motion.  The Commissioners unanimously voted “Aye”.

ITEM 1 – Public Hearing to consider the request of Valley Properties to amend the doTerra site plan by adding an additional parking lot to the east of the existing parking lot on property located at approximately 389 South 1300 West in the Grove Zone.  SAM WHITE’S LANE      

City Planner, Royce Davies, presented the staff report and displayed aerial photographs of the current doTerra building and parking lot.  The access points were identified.  Mr. Davies stated that the applicant already has more parking spaces than are required by the ordinance.  They also exceed the minimum requirements for landscaping.  Mr. Davies stated that staff determined that the request meets the Code requirements and recommended approval.

Community Development Director, Ken Young, reported that there is a portion of land that is not owned by doTerra; however, the applicant has coordinated with the property owner.  Curtis Minor, the owner of the professional building, sent a letter to staff indicating that he was in favor of this arrangement for additional parking.

Chair Armstrong recalled that when this item first came before the Commission there was some question about the church parking lot.  He asked if it was still an issue or if it had been resolved.  Mr. Davies informed him that there is a gate that will be installed that will still provide for emergency access and privacy.

Phil Haterly, from VCVO Architecture, was present on behalf of doTerra.  He informed the Commission that there will soon be a call center in the building and that is the reason for the request for additional parking.

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

MOTION: Commissioner Coombs moved that the Planning Commission recommend that the City Council APPROVE the proposed Site Plan amendment for doTerra located at approximately 389 South 1300 West, in the Grove Commercial Sales Sub-district; and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Yeates seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 2 – Public Hearing to consider the request of Alan Higley for a Conditional Use Permit to allow a reception center on property located at approximately 439 South Pleasant Grove Boulevard in the Grove Zone Commercial Sales Sub-district.  SAM WHITE’S LANE.      

Mr. Davies presented the staff report and stated that Mr. Higley is requesting a Conditional Use Permit for an events center in the Aroma Tools Building, located in the Grove Zone.  He gave a brief history of this request and noted that the applicant has come before the Planning Commission and City Council on several occasions.  Previously, the applicant requested an ordinance amendment to allow reception centers as a permitted use in the Grove Zone Commercial Sales sub-district, which was granted with certain parameters.  The parameters were that the use cannot occupy more than 20% of the building, the reception center can only be located on the second floor of the building, and it must accompany an active use in the zone.  

In response to a question from Commissioner Cardon, Mr. Davies clarified that the use can occupy up to 20% of the building space, but no more. 

Jennifer Jenkins gave her address as 1952 East 1700 South in Spanish Fork, and was representing the applicant.  She was available to answer any questions from the Commission.  

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

MOTION:  Commissioner Adams moved that the Planning Commission APPROVE the proposed Conditional Use Permit conditionally allowing an events center called Elevé Events Center at the Aroma Tools Building located at approximately 439 South Pleasant Grove Boulevard, in the Grove Commercial Sales Sub-district; 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 3 – Public Hearing to consider the request of Russell Fowles for a Conditional Use Permit to allow a barn to exceed the permitted height of 25 feet to approximately 32  feet in height on property located at 4097 North 900 West in the RAO (Rural Agriculture Overlay) zone.  MANILA NEIGHBORHOOD.

Since Items 3 and 4 were requested by the same applicant and are similar in nature, Chair Armstrong requested that both items be presented together. 

Mr. Davies prefaced his presentation by stating that this item is similar to the previous one in that the applicant has been to the Planning Commission and City Council previously in relation to the request.  The subject properties were recently rezoned to RAO (Rural Agriculture Overlay), and now the applicant has come to ask for a Conditional Use Permit to build a barn on property located at 4097 North 900 West that exceeds the maximum height of 25 feet.  They would also like to build a garage on property at 4145 North 900 West that exceeds the maximum height.  Mr. Davies stated that the RAO Zone allows for an extended height of 35 feet with a Conditional Use Permit.  Mr. Davies presented designs showing the proposed barn at 32 feet and the proposed garage at 29 feet. 

Mr. Davies commented that since the barn and garage would be used for agricultural purposes, such as housing equipment, they felt that the Conditional Use Permit would be appropriate in the zone.  He added that all setbacks and other ordinance requirements had been met.  Staff recommended approval of the request.

The applicant, Abby Fowles, gave her address as 4145 North 900 West.  She commented that they would be housing farming equipment in the buildings to keep them out of site.  

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

MOTION: Commissioner Nelson moved that the Planning Commission APPROVE the proposed Conditional Use Permit allowing an accessory building exceeding 25 feet in height located at approximately 4097 North 900 West, in the Residential Agriculture Overlay Zone; and adopt the exhibits, conditions, and findings contained in the staff report. Commissioner Coombs seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 4 – Public Hearing to consider the request of Russell Fowles for a Conditional Use Permit to allow an equipment garage to exceed the permitted height of 25 feet to approximately 29 feet in height on property located at 4145 North 900 West in the RAO (Rural Agriculture Overlay) Zone.  MANILA NEIGHBORHOOD.

Note: This item was discussed in tandem with Item 3.

MOTION:  Commissioner Nelson moved that the Planning Commission APPROVE the proposed Conditional Use Permit conditionally allowing an accessory building exceeding two feet in height located at approximately 4145 North 900 West, in the Residential Agriculture Overlay 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 5 – Public Hearing to consider rezoning one acre from the Grove Zone Commercial Sales Sub-district to the Grove Zone Mixed Housing Sub-district on property located at approximately 100 South 1300 West in the Grove Zone Commercial Sales Sub-district.  SAM WHITE’S LANE.

Chair Armstrong stated that the above item needed to be continued to the May 28, 2015 Planning Commission Meeting.

MOTION:  Commissioner Yeates moved that the Planning Commission CONTINUE the request to rezone one acre from the Grove Zone Commercial Sales Sub-district to the Grove Zone Mixed Housing Sub-district on property located at approximately 100 South 1300 West in the Grove Zone Commercial Sale Sub-district.  Commissioner Steele seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 6 – Public Hearing to consider the request of Craig Smith to rezone approximately 12.32 acres from RR (Rural Residential) to R1-12 Zone (Single Family Residential) on property located at approximately 1640 North 300 East in the RR Zone.  BIG SPRINGS NEIGHBORHOOD *CONTINUED FROM JANUARY 8, 2015.

Chair Armstrong stated that this item needed to be continued to the May 28, 2015, Planning Commission Meeting.

MOTION:  Commissioner Yeates moved that the Planning Commission CONTINUE the request to rezone approximately 12.32 acres from RR (Rural Residential) to R1-12 Zone (Single Family Residential) on property located at approximately 1640 North 300 East in the RR Zone to the May 28, 2015, Meeting.  Commissioner Nelson seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 7 Public Hearing to consider the request of Lotus City Homes, LLC to amend the Allred’s Downtown Site Plan on property located at approximately 100 North Main Street in the DV (Downtown Village) Zone.  OLD FORT NEIGHBORHOOD.

Mr. Davies presented the staff report and displayed aerial photographs and the amended site plan.  He identified the changes made from the original site plan beginning with the units along the north frontage.  There were to be four live-work units but the applicant decided to proceed without them, reducing the total number of units to 28.  The applicant also adjusted the height of the townhome units along the west side of the parcel and removed the forth story.  Mr. Davies presented drawings and conceptual plans for the units.  

Mr. Davies reported that the original application met all requirements but since then issues have arisen regarding traffic.  Staff added a condition that a traffic study be conducted, which is required for all projects in the Downtown Mixed Use Area.  With this condition, staff recommended approval.

There was discussion regarding the requirements of the traffic study.  It was concluded that the traffic study needs to include school traffic.  With this requirement, the traffic study either needs to be conducted before school lets out or other factors need to be included to simulate school traffic.

[bookmark: _GoBack]Chair Armstrong requested additional information regarding the live-work unit requirements; since the original application was approved before he became a Commissioner.  Mr. Davies explained that because the units are along the main road they needed to be against the sidewalk, however, the live-work units were optional.

Shawn Nevis was present representing Lotus City Homes.  He gave his address as 530 Colorado Street in Salt Lake City.  Mr. Nevis commented that Lotus City Homes was looking for an opportunity in Utah County for a medium to low density urban infill development.  He addressed the two changes and stated that they felt the area was more residential than commercial.  As a result, they decided to adjust the units along the north side.  They also conducted a market study and found that too large of units would compete with single family homes.  He commented that even though they lost some density, the change seemed appropriate.

Chair Armstrong opened the public hearing.

Eric Jensen gave his address as 120 North Main and presented his concern for the project in relation to arterial roads.  He wanted to ensure that staff addressed the concerns they received from resident Lee Lindstrom. 

Mr. Young confirmed that the staff report addressed the concerns of Mr. Lindstrom and indicated that they spoke with him earlier that day.  Staff determined the need for this particular development to have access onto an arterial or collector street as stipulated for mixed use developments in the Downtown Zone.  Upon consultation with the City Attorney it was determined that this was not a major concern since there is hardly anything in the development outside of residential.  The traffic study will still be required, but the attorney felt that the access onto an arterial or collector street would not be necessary. 

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

Mr. Young confirmed that the application would not have to come back to the Planning Commission after the traffic study was completed as long it was a positive recommendation.  If the traffic study required the site plan be significantly adjusted they would need to return for further approval.  

Mr. Young also informed the Commission that a neighborhood meeting was required for this type of project in the zone before the applicant is able to come before the Planning Commission for approval.  This occurred with the original request but was not needed a second time because the changes were minor.  He commented that many of the original concerns from the residents pertained to the height of the townhomes, which were now being reduced.  The only comments they received from the residents were from Mr. Lindstrom and Mr. Jensen.

MOTION:  Commissioner Yeates moved that the Planning Commission APPROVE the proposed Site Plan Amendment for Allred’s Downtown located at approximately 100 North Main Street, in the Grove Mixed Housing Sub-district, and adopt the exhibits, conditions, and findings contained in the staff report, with the addition of the following condition:

1. That a traffic study be conducted that shall include school traffic.

Commissioner Nelson seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

It was noted that the applicant and property owner had already worked with an engineering company to get the study underway.

ITEM 8 Discussion and recommendation regarding accessory apartment regulation issues.

Mr. Young stated that the City Council requested that the Planning Commission review a list of possible concerns or items that need further research regarding accessory apartments.  As background information, Mr. Young explained that Mr. Davies was involved with a committee established to study a proposed Accessory Apartment Ordinance that would be presented to the City Council.  The ordinance had come before the Planning Commission but the City Council felt further discussion was warranted before they moved forward with approval.  They wanted to be sure that all issues were fully addressed by the ordinance.  Mr. Young presented a list of 24 items that the City Council feel deserve further discussion.  He read the list in its entirety before discussing items individually.  The discussion items were as follows:

1. Changing the character of a single family home neighborhood.

2. Changing property values.

3. Increased utility usage and service provision.

4. Increased crime.

5. Increased emergency services.

6. Increased demand on parks and recreation.

7. Increased consumer spending in the city with no additional construction impact.

8. Increased roads use.

9. Increased school use.

10. Any impact fees that should be paid.

11. Level and methods of enforcement.

12. Cost of enforcement and new personnel.

13. Impact of too much regulation.

14. Older, existing situations.

15. Compliance with new regulations and building codes.

16. Requirements for life/safety issues.

17. Permit and registration fees.

18. More than one apartment allowed provisions permit.

19. Detached structures permitted. 

20. Owner occupied required.

21. Amount of off-street parking required.

22. Separate entrances for each unit.

23. Living areas that are required.

24. Utility meters separate for each unit.

The Planning Commission expressed that item 18 should be stricken from the list and did not feel that more than one apartment should be allowed.  

With regard to the first two items on the list, the Commission determined that the character of the neighborhood is more determined by the people who would be renting the accessory apartments than the mere existence of them.  They also felt that the concerns were too vague and could better be discussed with the parking issue since an accessory apartment would increase the number of cars parking in the neighborhood.  The value of a home is also relative to individual preference and could not be properly determined or researched.  Mr. Young stated that they could add language to the “Purpose” section of the proposed ordinance to state that the City’s intention is to help preserve the spirit of the ordinance.  The Commission felt that neither item warranted further discussion.

The Commission determined that increased utility usage was not an issue since the units would be metered and paid for regardless. 

In relation to the possibility of an increase in crime, there was discussion regarding the misconception that renters bring additional crime.  Commissioner Armstrong commented that he would rather see young, newly married couples and small families in accessory apartments than being pushed into high density areas.  It was decided that there is no way to further research the issue so it was taken off of the list.

There was extensive deliberation regarding the increase in City services.  Chair Armstrong was of the opinion that an additional fee should be charged for accessory apartments to provide for increased City services.  Commissioner Baptista disagreed and felt it was unfair and would not motivate owners to come forward to register their accessory apartments.  It would also be difficult to enforce the collection of the fee.  It was suggested that if the ordinance were passed without language requiring a fee, it would be added later as an amendment if the City felt it was necessary.  Another option would be to only charge a fee to new building permits going forward.  The Commission determined that this topic warranted further discussion and research.

With regard to increased consumerism within the City, the Commission felt this would increase and have a positive outcome.  No further discussion was needed.

There was discussion about increased property values in the City of Lindon due to their addition of accessory buildings and duplex homes in certain neighborhoods.  They felt that this would be a good situation to base their research on with regard to Pleasant Grove City’s potential ordinance.

Review and approve the Minutes and Report of Actions from the following meetings:
Planning Commission Meeting Minutes for April 23, 2015.

MOTION:  Commissioner Yeates moved to approve the Planning Commission Meeting Minutes of April 23, 2015.  Commissioner Nelson seconded the motion.  The Commissioners unanimously voted "Aye".  The motion carried.

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

The meeting adjourned at 8:47 p.m.


_______________________________
Planning Commission Chair

______________________________ 
Linda Hales, Planning Tech

___________________________
Date Approved
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