


   PLEASANT GROVE CITY
PLANNING COMMISSION MINUTES
April 9, 2015

PRESENT:  Chair Eric Jensen, Vice Chair Drew Armstrong, Commissioners Scott Richards and Gary Yeates

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

Commissioners Levi Adams, Amy Cardon, Lisa Coombs and Dallin Nelson were excused.

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

Commission Business:

· Opening Remarks:  Lisa Liddiard gave the opening remarks.

· Agenda Approval:

The Commission was informed that Items 1 and 2 were continued.  

· [bookmark: OLE_LINK1]MOTION:  Commissioner Yeates moved to approve the written agenda as public record, with the changes noted.  Commissioner Richards seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.  
		
· Staff Reports:

· MOTION:  Commissioner Yeates moved to approve the Staff Reports as part of the public record.  Commissioner Richards 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 the request of Josh Winn with Georgetown Development for a 68-Lot Mixed Housing Development Preliminary Plat called Garden Grove located at approximately 15 South 1300 West in the Grove Zone. *CONTINUED 

ITEM 2 – Public Hearing to consider the request of Josh Winn with Georgetown Development for a 68-Lot Mixed Housing Development Site Plan and Phasing Plan called Garden Grove located at approximately 15 South 1300 West in the Grove Zone.  *CONTINUED 

ITEM 3 – Public Hearing to consider the request of Alan Higley to amend section 10-14-24-1-C: “Permitted and Conditional Uses” to allow Reception Centers in The Grove Zone Commercial Subdistrict. CITY WIDE 

Community Development Director, Ken Young, presented the staff report and stated that the applicant, Alan Higley, from Aroma Tools, desires to use the second floor of the business as a reception center.  After conducting research, staff found that the zoning does not include reception centers as a permitted or conditional use.  Director Young stated that “reception centers” is listed in the general category, included in “other services”.  The applicant would like to have “reception centers” added specifically to the zoning ordinance.  Director Young also stated that if the request was granted, the applicant would have to come back to the Planning Commission for a conditional use permit.

Director Young explained that the City Planner requested that additional provisions be added to the staff report, one of which would limit the business to only using the second floor and above for the reception center, while the main floor would be reserved for permitted uses. 

The applicant, Alan Higley, gave his address as 1543 South 2050 South in Spanish Fork.  He informed the Commission that the purpose of constructing a reception center on the second floor is to accommodate business meetings.  The business, Aroma Tools, caters a to the essential oils industry, such as DoTERRA and Young Living.  Mr. Higley stated that they have had a smaller facility in Orem for several years, and have used that meeting space to teach potential customers about the product.  He declared that they would be happy to make necessary accommodations if the application is approved.

Commissioner Richards requested further information regarding who would be using the space and how many guests are anticipated at a time.  Mr. Higley confirmed that the capacity of the space on the second floor is 230, if the participants are all seated.  If a wedding reception were held there, that number would more flexible since people would be coming and going.  As for parking space, Mr. Higley confirmed that they have 130 stalls, with three additional handicap spaces.  Commissioner Armstrong asked if there was a kitchen facility on the second floor.  Mr. Higley confirmed that there was.  He noted that they installed a commercial catering kitchen of a decent size.  There is also a spacious hallway, restrooms, and changing rooms on that floor.

Commissioner Richards and Director Young had a discussion regarding this item as it relates to Item 4.  The second application was brought forth because this item would not be approved in time for the scheduled event.  Mr. Higley added that in his discussion with the City Planner it was explained to him that the amendment would allow his company to hold events without seeking approval each time.  Director Young stated that other conditions specified in the staff report are that the reception center shall not occupy more than 50% of the total square footage of the building and that it only accompany an active use that is permitted in the Code.

Chair Jensen opened the public hearing.  

Jane Robinson identified herself as the owner of The Bungalow, a 43-year-old local reception center.  She expressed concern for new reception centers opening that are not willing to adhere to the same health requirements that her business has had to.  Ms. Robinson objected to the method of the application and not the applicant personally.  She was happy to see new buildings come into the area, but felt she had worked too hard and complied with requirements for too long to allow others to open reception centers so easily.  Ms. Robinson also felt that it should be labeled as something other than “reception center”.

Director Young addressed Ms. Robinson’s concerns and indicated that any health inspections and requirements would be handled through business licensing rather than staff or the Planning Commission.  If a business owner desires to obtain a business license for a reception center, they would have to comply with the State requirements for food preparation and handling. 

Mr. Higley added that the center would be called Elevate Event Center, and would not be called a reception center.  He assured Ms. Robinson and the Commission that the kitchens were installed according to what catering services specify.  Aroma Tools had consultations with local catering services to comply with what they would need.  Mr. Higley confirmed that they had no plans to prepare and distribute food from the kitchens and any food would come from catering businesses.  

Mr. Young added that the verbiage of the Code does not always translate exactly into what is in the State Code, however, in the Planning Land Use Code “reception center” is what fits the most with what the applicant is attempting to do.

Commissioner Richards asked who oversees the health standards.  Ms. Robinson replied that in order to obtain a business license, the applicant must first comply with the standards through the county, then through the City.  She also added that she was concerned with the health and safety of catered food.

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

There was discussion between Commissioner Richards and Director Young concerning health requirements and possible conditions to be required upon approval.  Director Young reemphasized that any health requirements would be given through the business licensing. 

MOTION: Commissioner Yeates moved that the Planning Commission recommend that the City Council approve the proposed text amendment adding use 6399, “Other Personal Services, NEC. Reception Centers” to Section 10-14-24-1-C Commercial Sales Subdistrict of The Grove Zone, in the Pleasant Grove City Code; and adopt the exhibits, conditions and findings set forth in the staff report.  The motion died due to lack of second. 

Commissioner Armstrong expressed concern with the area, the original intent, and how much the proposal would change what people are allowed to do.  He would be more comfortable with the text amendment if there was another way to control it.  Ms. Robinson preferred that the amendment remain the way it was intended to be.

Commissioner Richards stated that Aroma Tools may do a fine job with their events center, but that does not mean that others will do the same. 

Mr. Higley stated that the idea for an event center came as a result of the convention center and hotel built in the area.  He realized that it was in a separate zone, but it is rather close to them.  He did not think the proposed amendment would change the face of the zone.  He was also concerned about the health of their guests and were willing to comply with any and all health requirements. 

MOTION:  Commissioner Richards moved that the Planning Commission continue the review of the proposed text amendment adding use 6399, “Other Personal Services, NEC. Reception Centers” to Section 10-14-24-1-C Commercial Sales Subdistrict of The Grove Zone, in the Pleasant Grove City Code, until April 23, 2015, based on the following findings: 

1) To give the Planning Commission additional time to find additional conditions for this application and look further into the ordinance. 

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

ITEM 4 – Public Hearing to consider the request of Alan Higley for a Conditional Use Permit to host a Reception at approximately 439 South Pleasant Grove Boulevard in The Grove Zone Commercial Sales Subdistrict.  SAM WHITE’S LANE

Director Young presented the staff report and stated that this item was linked to the previous application, but focused on one particular event to be held on May 7 and 8 of this year.  The Planning Commission could grant a conditional use permit for the one event as it is listed as a provision in the conditional uses under the land use category 7910 “Other Cultural Entertainment and Recreational Activities”.  Director Young informed the Commission that the applicant had already determined to have this event in May when they discovered the need for the text amendment and the amendment may not have been approved in time for the event. 

Director Young stated that staff had no concerns with parking since the business already has 130 parking stalls, plus three handicap spaces.  Additionally, there is a vacant lot adjacent to the property that could be used for overflow parking, if needed.  

Commissioner Richards asked if the specific dates needed to be included in the motion, to which Director Young responded that they should. 

Chair Jensen opened the public hearing.

Jane Robinson felt that proposing the May event, prior to an amendment change, was putting the cart before the horse. 

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

MOTION:  Commissioner Richards moved that the Planning Commission approve the proposed Conditional Use Permit allowing a reception as use 7910 “Other Cultural Entertainment and Recreational Activities” as a conditional use in the Aroma Tools building located at approximately 439 South Pleasant Grove Boulevard, in the Pleasant Grove City Code and adopt the exhibits, conditions and findings included in the staff report.  Approval will be specific to the May 7th and 8th, 2015, event.  Commissioner Armstrong seconded the motion.  The Commissioners unanimously voted “Aye.” The motion carried.

ITEM 5 – Public Hearing to consider the request of Abigail Fowles for a rezone of approximately 5.56 acres adding the Residential Agriculture Overlay (RAO) to properties at approximately 4145 North 900 West and 4097 North 900 West in the R-R (Rural Residential) Zone.  MANILA NEIGHBORHOOD 

Director Young presented the staff report and explained that the applicant approached staff with their intention for the properties.  Staff’s recommendation was to apply the Residential Agriculture Overlay to the properties at the addresses listed above.  Director Young confirmed that both of the properties exceed the two-acre minimum lot size requirement for the ROA, and that the properties are currently being used for agricultural purposes.  The applicant was looking to expand the driveway and install a larger barn to house equipment.  The desired size of the barn exceeds the requirement height in the zone for accessory structures.  The R-R zoning limits the height to 25 feet, while the RAO would allow for the 35 foot height the applicants are requesting.

The applicant, Abigail Fowles, gave her address as 4145 North 900 West and explained that they do not have any intention of moving the structures as far as the proposed location, but rather they intend to replace them with new structures.  The barn that was previously on the property was not structurally sound, so they decided to construct a new one.  She stated that the RAO would assist them as they develop further in their agricultural uses since they are planning to plant close to 100 new orchard trees. 

Commissioner Richards requested more information on the location of the new orchard trees.  The applicant presented photographs.  Mrs. Fowles also confirmed that the RAO offers more rights when it comes to farm animals, but they only have what would be considered pets.  It was noted that the property is primarily used for food production.

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

Commissioner Richards felt that what is proposed would be a great use of the property and would improve the area.

Commissioner Armstrong also expressed approval for the project.  He asked the applicant if they would be using traditional or new orchard methods.  Mrs. Fowles replied that they would be doing a mix of both. 

MOTION:  Commissioner Richards moved that the Planning Commission approve the proposed rezone approximately 5.56 acres adding a Residential Agriculture Overlay (RAO) to property located at approximately 4145 North 900 West and 4097 North 900 West, in R-R (Rural Residential) 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.

Director Young stated that the matter would go before the City Council for final approval on April 21, 2015.

ITEM 6 – Public Hearing to consider the request of Aaron Freeman for approval of an amendment to the City Code Section 10-14-24-1-C to add land use code 6377 “Climate Controlled Indoor Storage Unit Facility” as a conditional use to the Grove Zone, Commercial Sales Subdistrict.  *REMANDED TO THE PLANNING COMMISSION BY THE CITY COUNCIL ON APRIL 31, 2015.

Director Young gave a brief history of the item and stated that the application first came to staff on February 5th of this year as a request to include Storage and General Warehousing as a permitted use in the Grove Zone.  The application was heard by the Planning Commission on March 12th and received a positive recommendation to move forward to the City Council.  The City Council was presented with the application on March 31, but the application they received was in an amended form from what was presented to the Planning Commission.  The City Council felt that the changes warranted further review from the Planning Commission.

Director Young explained that the proposal originally reviewed by the Planning Commission was to add use 6376, which was changed to 6377 to specify Climate Controlled Indoor Storage Facilities.  Staff recommended additional conditions when the application was first heard, specifically the requirement for a 200-foot setback for storage uses and that less than 50% of the project be used for storage. 

The application that was presented to the City Council included use 6377 for Climate Controlled Indoor Storage Facilities, but also allowed for storage facilities to be built to the standard 25-foot setback and required the first floor to be used for office or retail space.  Any upper floors could be used for storage.  Additionally, there was a 75-foot setback requirement for any uses that were strictly storage.
Director Young stated that the City Council’s concern was that the Commercial Sales Subdistrict is fairly large in the area and that the amendment could pull the area away from the retail that they desire there.  The City Council thought they might feel more comfortable if there was a condition added to limit the use to a certain area.  Staff proposed that use 6377 be permitted only on properties that are west of North County Boulevard within the Grove Commercial Sales Subdistrict.  Director Young presented an aerial photo of the proposed area and stated that staff would feel more comfortable with the previous provision for a 200-foot setback for storage uses.

In response to a question raised by Commissioner Armstrong, Director Young stated that the applicant requested the setback change from 200 to 75 feet. 

The applicant, Aaron Freeman, gave his address as 3940 North Traverse Mountain and explained that although the application has changed, the site plan has remained unaltered since February.  Mr. Freeman felt that the retail component along the frontage, essentially screening the storage component, alleviates the problem of storage being visible from the street.  He also explained that approximately 80% of the facility will be beyond the 200-foot setback and only a portion would be along the street.  Mr. Freeman also confirmed that they are committed to putting retail in the front and first floor of the building.  He also mentioned their intention of keeping the pond and the park-like feel of the parcel.

Commissioner Armstrong asked if the proposed building meets The Grove building standards in terms of design and materials.  Director Young confirmed that the designs will be looked at more closely when the site plan is presented.  Director Young stated that the main concerns for this item were the setbacks and percentage.

There was a discussion among the Commissioners and staff regarding the property and the surrounding uses. 

Commissioner Armstrong declared that this type of storage is necessary for businesses, and even some retail, and it would be a valuable asset to the neighborhood.  Commissioner Richards commented that it is a nice transition for the property.

Upon request, Mr. Freeman confirmed that they had not reached out to anyone in regard to the retail space since the amendment has not yet been approved.  They would like something there that would complement the park and pond area, such as a café or deli.  Commissioner Armstrong commented that the space will probably take some time to fill.  Mr. Freeman explained that they hoped that incorporating it all into one building might change the perception for a retail client, but having a larger setback would not allow for that.  As for parking, that had yet not been determined.

There was discussion regarding the percentage of the property being devoted to storage and its link to the setback requirements.  It was suggested that the percentage requirement be changed to a square footage requirement, such as 10,000 square feet of the property being specifically for retail.  This idea, however, would not be uniform for other possible applicants, as the property sizes vary. 
The Commissioners felt that the area limitation was good, but that it would be limited even more so that it just includes the proposed lot.  A determination was made to restrict the area to West of North County Boulevard and north of 150 South in The Grove Zone.

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

MOTION:  Commissioner Armstrong moved that the Planning Commission recommend that the City Council approve the proposed text amendment adding use 6377 “Climate Controlled Indoor Storage Unit Facilities” to Section 10-14-24-1-C Commercial Sales Subdistrict of The Grove Zone in Pleasant Grove City Code, with the provision that any warehouse use be setback at least 75 feet from the right-of-way if located on the ground floor and setback at least 25 feet if they were restricted to the second floor, and that all street frontages associated with the warehouse use be occupied only by the permitted uses, with a suggestion that it be retail, in the Grove Commercial Sales Subdistrict; and adopting the exhibits, conditions, and findings contained in the staff report as modified by the condition that the area of application shall be west of North County Boulevard and north of 150 South for this use.  Commissioner Yeates seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.


Review and approve the Minutes and Report of Actions from the following meetings:
Planning Commission Meeting Minutes for March 26, 2015.

Director Young addressed the situation with the minutes from the March 12, 2015, meeting with regard to the Verizon Wireless application.  As staff reviewed the audio recording they found that the actual verbiage used in the motion was written as it was proposed, even though other things were discussed.  Director Young stated that it would not be wise to change the motion if it was not actually stated as such at the meeting.  The minutes should reflect the reality of the motion.  Staff recommended, with counsel from the City Attorney, that the Planning Commission not add items to the motion.

Director Young explained that the issue could be addressed further by the Commissioners writing a statement, and/or attending the next Board of Adjustment Meeting.

[bookmark: _GoBack]MOTION:  Commissioner Yeates moved to approve the Minutes of March 26, 2015, noting that there were some items from the March 12, 2015, meeting that were in dispute and that they be readdressed in the next meeting.  Commissioner Armstrong seconded the motion.  The Commissioners unanimously voted "Aye".  The motion carried.

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

The meeting adjourned at 8:58 p.m.


_______________________________
Planning Commission Chair

______________________________ 
Linda Hales, Planning Tech

___________________________
Date Approved
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