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   PLEASANT GROVE CITY
PLANNING COMMISSION MINUTES
September 24, 2015

PRESENT:  Vice Chair Levi Adams, Commissioners Lisa Coombs, Jennifer Baptista, Scott Richards, Peter Steele, Amy Cardon, Matt Nydegger and Dallin Nelson

STAFF:  Community Development Director Ken Young, City Planner Royce Davies, Planning Tech Barbara Johnson, City Engineer Degan Lewis and NAB Chairperson Libby Flegal

Chair Drew Armstrong was excused. 

In the absence of Chair Armstrong, Vice Chair Adams called the meeting to order at 7:00 p.m.  Vice Chair Adams stated that Commissioner Baptista would be a voting member, with Commissioner Nydegger as the alternate.

Commission Business:

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

· Opening Remarks:  Commissioner Richards gave the opening remarks.

· Agenda Approval:

· [bookmark: h.gjdgxs]MOTION:  Commissioner Nelson moved to APPROVE the written agenda as public record, with the continuation of Item 2 to the October 8, 2015, Meeting. Commissioner Coombs seconded the motion. The Commissioners unanimously voted “Aye”.  The motion carried.  
		
· Staff Reports:

· MOTION:  Commissioner Baptista moved to APPROVE the Staff Reports as part of the public record.  Commissioner Nelson 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 a two-lot subdivision called Honeysuckle Estates being approximately 0.66 acres comprising two lots on property located at approximately 975 South Locust Avenue in the R1-9 (Single Family Residential) Zone.  SCRATCH GRAVEL NEIGHBORHOOD

City Planner, Royce Davies, presented the staff report and gave a brief history of the application.  The request was received on May 4, 2015, and the applicant was experiencing issues trying to comply with the City’s definition of corner lots, which states that the lot frontage for a corner lot must be the narrowest side.  The application was approved by the Planning Commission with the condition that the applicant seek a variance prior to the hearing before the City Council.  A variance was sought on August 20, 2015, but it was denied.  Mr. Davies explained that recently another resident requested a change to the definitions section of the City Code, allowing either side of a corner lot to be considered the frontage.  The text amendment was ultimately approved.  With the recent change, the applicant was now able to adjust the orientation of the frontage on the corner lot and complies with the Code requirements.  Mr. Davies stated that the application now meets the requirements of the Code in all aspects.

The applicant, Barbara Graf, gave her address as 4490 North Oxford Street in Cedar Hills.  She commented that Mr. Davies covered the application well and presented the plans for the home on the corner lot. 

Vice Chair Adams opened the public hearing.  There were no public comments.  Vice Chair Adams closed the public hearing.

MOTION:  Commissioner Nelson moved that the Planning Commission APPROVE the request of Michael and Barbara Graf for approval of a two-lot preliminary plat called Honeysuckle Estates Plat A in the R1-9 (Single Family Residential) Zone and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Baptista seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 2 – Public hearing to consider the request by Pleasant Grove City for a proposed text amendment to Sections 10-6-2: Definitions, 10-9B-6-1: Lot Area per Dwelling, and 10-15-32: Twin Home Development Standards, modifying requirements for twin homes in the Pleasant Grove City Code.  CITY WIDE *Continued to the October 8, 2015 Planning Commission Meeting.

ITEM 3 – Public Hearing to consider a request by Steve Tholl for a proposed text amendment to Section 10-11E-2-1: Permitted, Conditional and Accessory Uses, adding use 5511 to allow for new and used auto sales in the Downtown Village Zone Chapter of the Pleasant Grove City Code.  OLD FORT NEIGHBORHOOD.

Mr. Davies presented the staff report and displayed a map of the Downtown Village Zone.  The two sub-districts of the zone were identified as Commercial Sales and Transitional.  It was reported that the applicant owns property at the corner of Center Street and 600 West, but the text amendment will affect the entire zone.  Mr. Davies asked the Planning Commission to keep that in mind during the discussion.  
Mr. Davies described the purpose of the Downtown Village Zone, which is to provide a district that is a livable and walkable downtown area and to revitalize the area while preserving the village style.  When the zone was created in 2007, the City Council determined that they did not desire to have auto sales businesses in the zone and thus it was not included as a permitted use.  Staff felt that auto sales are not conducive to the village style and atmosphere of the zone and did not recommend that the use be permitted throughout the zone.

In response to a question from Commission Cardon, Mr. Davies explained that this could be made a conditional use rather than permitted or the use could be restricted to a certain area within the zone.  

Community Development Director, Ken Young, added that the area in which the applicant’s property is located was recently incorporated into the Downtown Village Zone.  One of the purposes of the change was to provide a gateway entrance into downtown.  He was hesitant to allow a use in the gateway to the downtown area that does not reflect the rest of downtown.

Jim Wilson gave his address as 559 East 2600 North and introduced himself as a car dealer who has been working with the applicant to rejuvenate the property.  Mr. Wilson currently owns a car dealership in Provo, and is looking to create a second lot on the applicant’s property.  The property is surrounded by commercial uses with an auto parts stores across the street to the west.  He requested that the Planning Commission’s support this endeavor. 

The applicant, Steve Tholl, gave his address as 652 North 550 East in American Fork.  He informed the Commission that he has owned the property for four years and has leased it to a few renters who did not maintain it well.  Mr. Tholl had spent a lot of time recently cleaning up what was neglected.  He felt that a small auto sales business would keep the property clean and presentable and he assured the Commission that there would only be 10 to 20 cars on the lot at one time.  Mr. Tholl noted that his current business is in auto repair. 

Vice Chair Adams opened the public hearing.  There were no public comments.  Vice Chair Adams closed the public hearing.

Commissioner Richards expressed his initial thoughts on the issue and stated that he could understand the position of both the City and the applicant.  He commented that the main question they should be asking is whether the proposed use fits in the area.  Commissioner Richards added that the City Council may not have given much thought to the area or zone since its creation, and they could feel differently now about this particular use.  Additionally, Vice Chair Adams asked the Commission to consider whether the applicant had presented compelling reasons to overturn a decision made by the City Council with such specificity. 

Mr. Tholl discussed the history of the repair shop and his efforts to clean up the property.  If the text amendment were approved they intend to update the building aesthetically and clean up the lot.  Their main goal would be to enhance the area.  Mr. Young commented that if the use were allowed conditionally, the applicant would be required to make other improvements to the site such as landscaping, curb and gutter, sidewalks, and other requirements in connection with the conditional use permit.
Commissioner Nelson commented that he felt uncomfortable allowing the proposed use, even conditionally, throughout the entire Downtown Village Zone.  Similarly, Commissioner Steele stated that approval of the application would be a short-term benefit, but would lock with City into a long-term allowed use for the zone.  

Commissioner Richards wanted to hear the opinion of the City Council in response to the Planning Commission’s discussion prior to marking a decision.  Mr. Young stated that if the Commission chose to continue the hearing, it would come back before them rather than going to the City Council.  He suggested they make a recommendation to the City Council with specific conditions.

There was further discussion regarding the City Council’s intention to prohibit the auto sales use and the other options available to the applicant including the possible creation of an overlay for the property.  The Commissioners agreed that this was a difficult decision to make and they understood the applicant’s desires and intentions.

MOTION:  Commissioner Steele moved that the Planning Commission recommend the City Council DENY the request of Steve Tholl for a proposed text amendment to the Pleasant Grove City Code, Sections 10-11E-2-1:  Permitted, Conditional and Accessory Uses, adding use 5511: “Motor vehicles, automobiles (new and used)” in the Downtown Village Zone Commercial Sales Sub-district in the Downtown Village Zone Chapter of the Pleasant Grove City Code, based on the following findings:

1. The proposed use is not in keeping with the purpose of the Downtown Zone.

2. The use would be detrimental to the goals of Pleasant Grove City to create an appropriate entrance to the Downtown area.

3. A recommendation that the City Council consider whether it is still their intent to include the area in the Downtown Village Zone. 

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

ITEM 4 – Public Hearing to consider a request of Pete Simmons for approval of a 100-foot tall stealth field light cell tower replacing an existing ball park light tower on property located at 1550 North 100 East in the R-R (Rural Residential) Zone.  NORTH FIELD NEIGHBORHOOD.

Mr. Davies presented the staff report and gave a brief history of the cell tower application.  On March 12, 2015, the Planning Commission heard a request from Verizon Wireless for a cell tower to be constructed at Manila Elementary, which they denied.  The applicant filed an appeal, which was heard by the Board of Adjustment on July 16, 2015.  The Board chose to overturn the Planning Commission’s decision.  At that point, the applicant could have moved forward to place a tower at Manila Park but they chose to work with the City to find another location that would be more acceptable to the residents.  At the same time, there was a text amendment application processed that decreased the required distance between cell towers from 1,000 feet to 150 feet.  The amendment was approved, which opened up options for a cell tower to be placed in Manila Park.  
Mr. Davies stated that the applicant was now requesting a 100-foot cell tower that would replace an existing light pole.  There would also be a 174 square-foot facility at the base, surrounded by a chain link fence.  The current Code requires fencing that obstructs the facility from view, however, Parks and Recreation Director, Deon Giles, expressed concern with having limited visibility into the facility.  For safety purposes, he recommended a chain link fence.  Mr. Davies commented that the ordinance also requires a 100-foot tower be separated from the nearest residential property line by at least 225 feet.  He confirmed that the proposal meets that requirement.  

The applicant, Pete Simmons, gave his address as 5710 S. Green Street in Salt Lake City, and was present representing Verizon Wireless.  He gave a history of the application, including their attempts to collocate on the existing tower in Manila Park.  With the construction of their own tower, they will be able to include more co-locators to allow for other carriers in the future.  Mr. Simmons expressed their desire to be good neighbors and tenants of Pleasant Grove City, which is why they have worked so diligently to find this tower location. 

There was a discussion regarding the safety of the facility and the chain link fencing.  Mr. Simmons confirmed that their proposal matches that of the existing tower facility and stated that access would be granted to a park employee or someone similar in case of emergency.

In response to a question from Commissioner Nelson, Mr. Simmons explained that the tower would not look like a normal monopole as they would be incorporating the ballfield lighting.  This is why it is considered a stealth tower.  It was confirmed that construction of the tower would last two to three months.

Vice Chair Adams opened the public hearing.

Matt Godsey gave his address as 1028 East 1100 North and commented that there are alternatives to razor wire, such as additional fencing turned outward atop the chain link fencing.

There were no further public comments.  Vice Chair Adams closed the public hearing.

Commissioner Nydegger recommended that additional measures be taken to keep children off of the fence and out of the facility.

MOTION:  Commissioner Richards moved that the Planning Commission APPROVE the request of Pete Simmons for approval of a conditional use permit for a cell tower facility on property located at 1550 North 100 East in the R-R (Rural Residential) Zone; and adopt the exhibits, conditions, and findings contained in the staff report and as modified by the following condition:

1. A recommendation that the applicant develop a sign notifying residents of how to claim items lost inside the facility, as well as any modification to the fence, which could prevent entrance. 

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

ITEM 5 – Public Hearing to consider the request of Brad Nelson for approval of a site plan expansion for the Spectrum Academy Charter School on property at approximately 867 South 800 West in the BMP (Business and Manufacturing Park) Zone.  SAM WHITE’S LANE NEIGHBORHOOD.

Mr. Davies presented the staff report regarding the proposed expansion of the existing Spectrum Academy Charter School, which would provide extra classrooms to the east, as well as increased play areas and open space.  Mr. Davies presented the current site plan, as well as the proposed site plan showing that the school would nearly double in size.  Due to State law, the City was limited in terms of what they could require of the Charter school and they would be unable to request changes to the landscaping or building designs.  Mr. Davies also addressed the traffic, stating that there were currently no concerns, as there would also be an expansion of the parking lot.  The school has also been helpful to mitigate traffic issues in the past. 

Commissioner Baptista asked if the children were bussed to the school.  City Engineer, Degen Lewis, responded that they are not.  The charter school focuses on the arts and students from many nearby cities attend.  The expansion will allow for an additional 200 students.

It was confirmed that the applicant was not present.

Vice Chair Adams opened the public hearing.  There were no public comments.  Vice Chair Adams closed the public hearing. 

[bookmark: _GoBack]Commissioner Nydegger asked Engineer Lewis if he felt that the single access to the property would be sufficient for the increased traffic.  He confirmed that he had no concerns.

MOTION:  Commissioner Baptista moved that the Planning Commission APPROVE the request of Brad Nelson for an expansion to the Spectrum Academy Charter School in the BMP (Business and Manufacturing Park) Zone; and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Steele seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 6 – Public hearing to consider the request of Jeremy Ackley for approval of a two-lot preliminary subdivision of approximately 3.9 acres on property located at approximately 3414 North 750 West in the R-R (Rural Residential) Zone.  MANILA NEIGHBORHOOD.

Mr. Davies presented the staff report and gave a brief history of the application.  The original submission included all six lots in Plat C but staff determined to include only two in order to not affect the lot size averaging used for this subdivision and to keep the plat in compliance with the Code.  The applicant was proposing to adjust the property line between the lots approximately 30 feet to the north.  Mr. Davies confirmed that there are no existing homes on the property and all of the ordinance requirements were met.

The applicant, Jeremy Ackley, gave his address as 105 South 140 West in Lindon.  Mr. Ackley stated that they are asking for the lot line adjustment to accommodate the construction of a larger home.
Vice Chair Adams opened the public hearing.  There were no public comments.  Vice Chair Adams closed the public hearing. 

MOTION:  Commissioner Richards moved that the Planning Commission APPROVE the request of Jeremy Ackley for a two-lot Preliminary Subdivision Plat amendment called Parkside at Pleasant Grove Plat D on property located at approximately 3414 North 750 West, in the R-R (Rural Residential) Zone; and adopt the exhibits, conditions, and findings contained in the staff report.  Commissioner Baptista seconded the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.

ITEM 7- Public Hearing to consider the request of Daniel Thomas for approval of a 13-lot preliminary subdivision of approximately 22.8 acres on property located at approximately 2000 West Grove Parkway in The Grove Zone, Interchange Subdistrict.  SAM WHITE’S LANE NEIGHBORHOOD *Continued from the September 10, 2015 Planning Commission Meeting.

Mr. Davis stated that the application has been split into two parts and the first involves a 13-lot preliminary subdivision of property located in the Interchange Subdistrict of The Grove Zone.  He stated that there is no minimum lot size for this subdistrict, but there is a requirement for a 25-foot front road setback.  All of the lots were determined to meet that requirement.

Commissioner Richards asked about access to the business park and it was confirmed that the proposed access would be a right-in/right-out only.

The applicant, Daniel Thomas, from St. John Properties, gave his business address as 299 South Main Street, Suite 1300 in Salt Lake City.  He had nothing to add to Mr. Davies presentation, but was available to answer any questions from the Commission.

Commissioner Baptista asked Mr. Thomas if he had been able to work with UDOT in regard to the proposed access.  He stated that they approached UDOT for a potential left turn access onto Granite Way but there was no agreement reached.  The access proposed on the site plan has not been approved, but they felt it was worth pursuing.  If the proposed access were not approved, access to the business park would be difficult.

Vice Chair Adams opened the public hearing. 

Jay Meacham gave his address as 1670 Cherokee Drive and voiced his support for the project.  He expressed his appreciation for a developer who is willing to come into the community and bring millions of dollars to the City.  Mr. Meacham asked that the Planning Commission try to work with the applicant to resolve any issues so that the application can be approved. 

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

MOTION:  Commissioner Baptista moved that the Planning Commission APPROVE the request of Daniel Thomas for a 13-lot preliminary plat called Valley Grove Business Park Subdivision in The Grove Zone, Interchange Subdistrict; 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 8 – Public hearing to consider the request of Daniel Thomas for approval of a business park and retail site plan of approximately 22.8 acres on property located at approximately 2000 West Grove Parkway in The Grove Zone, Interchange Subdistrict.  SAM WHITE’S LANE NEIGHORHOOD *Continued from the September 10, 2015 Planning Commission Meeting.

Mr. Davies presented the staff report for this portion of Mr. Thomas’ request, and presented aerial photographs of the property.  He stated that there was an existing building in the area that would not be included in this project.  Mr. Davies presented the site plan and identified the office and retail buildings as well as the proposed parking areas.  He also identified the allowed and proposed accesses, showing the difficulties the applicant was facing in this regard.  Mr. Davies stated that the proposal meets all of the landscaping and parking requirements of the Code.  The ordinance also requires a minimum of 50% retail, which is the projected percentage.  The proposed lighting is sufficient across the street.

Mr. Davies addressed the proposed building designs, which is where staff has concern.  The Code has specific requirements for building components, namely durable and low maintenance materials, non-reflective glass, recycled steel and metal, concrete, and TerraNeo products as the dominant exterior materials, castle stone accents, and building curvatures.  While the retail buildings meet those criteria, staff felt that the proposed office buildings do not.  Mr. Davies read the purpose of The Grove Zone and the Interchange Sub-district, which identifies the area as the gateway to Pleasant Grove City.  Staff did not feel that the office buildings create an attractive gateway or a unique signature for the City.  Mr. Davies commented that the matter is rather subjective, as the Code is not specific about what the signature of the City is.  Mr. Davies presented photographs showing examples of the building designs desired by the City Council when they created the ordinance. 

Commissioner Baptista asked if the designs were revisited by the City Council since being adopted.  Mr. Young stated that they had not but tonight’s discussion could convince them to revisit the ordinance.  In addition to Mr. Davies’ presentation, Mr. Young gave the examples of the doTERRA and Aroma Tools buildings as appropriate designs.  Although neither building is in the Interchange Subdistrict, they were built to the design standards of it.

Mr. Davies stated that the Design Review Board met the previous evening and made recommendations based on their concerns.  The first was a request that air conditioning units and other rooftop facilities be screened from the road. They did not, however, determine how that should be done.  The other recommendations were to include the lighting types and poles on the site plan, establish a Snow Removal Plan, and incorporate streetscape elements into the project.

It was confirmed that the Planning Commission would be making a recommendation to the City Council for final approval.

Commissioner Richards asked staff if they had any recommendations in addition to those given by the Design Review Board.  Mr. Davies stated that their main concern pertained to the office building designs as they felt they did not meet the intent of the Code.  Staff recommended a design change.  Mr. Young commented that they can only require language contained in the purpose, which calls for “an attractive gateway to the City”, which is rather vague.

Commissioner Baptista asked if staff was recommending a two-story design as opposed to the single-story designs presented to reflect the photograph examples presented.  Mr. Davies stated that this was not a requirement of the Code and the photographs reflected the design style. 

There was a discussion regarding the purpose of the zone, which was drafted in 2007.  Mr. Davies confirmed that it was last amended on April 16, 2013, but he was unsure of what was changed at that time.  It was suggested that a recommendation be given to the City Council to revisit the purposes of The Grove Zone and the Interchange Subdistrict.

Mr. Thomas reported that St. John Properties is a 45-year old, privately owned real estate development company with approximately 17 million square feet of property across the country.  They are very experienced in this type of design since retail and office buildings are their primary focus.  Additionally, they are continually striving to adjust their designs to fit the needs and desires of the business owners.  One of the comments they frequently receive is that the tenants do not want “frilly” buildings and do not want to pay for things that are not beneficial to the business.  Mr. Thomas liked the design of the building and considered it very attractive.  The company envisions the business park as a compliment to future development in the sub-district.

There was further discussion with the applicant about his efforts designing accesses to the property and other options available.  Mr. Thomas commented that the proposed access would still be a difficult access but it would create the perception of better access to the retail tenants.  They would be more likely to come into this area if they have an access that does not take their customers through the office space area, which is currently the only allowed access.

Commissioner Nelson felt there was not enough retail in the area or in the proposal and expressed his concern that there was no anchor tenant.  Mr. Thomas commented that they would not be able to attract an anchor tenant because of the lack of access to a major roadway. 

Vice Chair Adams addressed the design of the office buildings and argued that he did not find the building attractive.  He asked the applicant if he would be willing to compromise on the design.  Mr. Thomas declared that the design would not be changing from what was proposed, and he did not concede that the design doesn’t meet Code.  He stated that he had not been told specifically what staff would like him to change.  Commissioner Steele read the building requirements contained in Code and commented on the brick design of the building and the lack of curvatures.  Mr. Thomas stated that the glass and steel on the building would occupy about 65% of the exterior, with brick being less than 30%.  He also asked for clarification on what the City considers a curvature.  There was no concrete definition of curvature provided.

Mr. Thomas presented renderings from four months earlier and stated that they were done in conjunction with the original design and were not entirely accurate.  He did not plan to share the renderings but felt they would help provide a better visual of the proposed office buildings.  He stated that they were designed to have as much glass as possible with only the amount of brick necessary for a structurally sound building.  Tenants expressed the desire for as much natural daylight as possible.  Mr. Thomas added that they have not designed two story buildings, as they are inefficient for office uses.

Mr. Young expressed the difficulty of this review on a staff level as it appears to be very much outside of the Code.  He argued that the plans presented do not reflect 65% of glass on the buildings and what they were provided by the applicant did not give them reason to support approval.  Commissioner Coombs asked Mr. Young what they expected for a building curvature.  He responded that this was up to interpretation but implies a design that is more than a simple rectangle.  It calls for different shapes and elevations.  Mr. Thomas reiterated that nothing they presented will change when it comes time to begin construction.  He stated that the building materials were dominantly glass and steel, which is one of the Code requirements.

Commissioner Cardon thanked the applicant for presenting the renderings as they put the design in better perspective.  Mr. Young felt that the designs still do not reflect a dominance of glass and steel.  He commented that it would be helpful if they had further proof of these percentages.  There was a discussion regarding the brick design and the option to change it to stucco.

Vice Chair Adams opened the public hearing. 

Matt Godsey gave his address as 1026 East 1100 North and expressed concern with comparing the proposed buildings to others in the area.  The existing buildings are very large and stand alone.  It seemed unreasonable to hold the area to those standards as the buildings are entirely different.  Mr. Godsey also did not see curvature on the other buildings in the area.  He appreciated that a developer was attempting to bring retail and revenue into the City and suggested that they work with Mr. Thomas to make the proposal work.  He asked that the Planning Commission recommend approval to the City Council and recommend that they revisit the ordinance.

Mr. Davies commented that the local buildings, doTERRA and Aroma Tools, are in different design districts where no curvatures are required.  He stated that this proposal is not a bad project, and they are trying to ensure that it complies with the Code.  The issue may cause the City to review the ordinance to better fit the intent of the City. 

Jay Meacham gave his address as 1670 Cherokee Drive and stressed that he has no ties to St. John Properties.  Mr. Meacham agreed with Vice Chair Adams in that he did not find the building design attractive.  He expressed his hope that they could reach a resolution that would suit all parties.  He was concerned that no one could give a solid definition of a building curvature and felt that staff and the City Council had failed in this regard.  The Interchange area had been open for many years, and now the City has the opportunity to put something there that they want and need.  Mr. Meacham asked the Planning Commission to find a solution that is agreeable to the City and the applicant.

Blaine Thatcher gave his address as 120 North 1400 East and thanked Mr. Meacham for his comments.  Mr. Thatcher was concerned about the process he had witnessed during this discussion.  He asked the applicant if he thought the development will foster future development in the area.  Mr. Thomas stated that it would.  He had experienced this in other areas and gave an example of a recent development in Lehi.  Mr. Thatcher suggested that this be considered when making a decision.  He also asked that the City Council review the ordinance and specify the requirements to make the Code less subjective.

Don Paas, who resides at 1616 North 210 East, recognized the difficult situation the Planning Commission finds themselves in with this issue.  Mr. Paas expressed his opinion that a more solid direction be provided to prevent this from happening for future developers.

There were no further public comments.  Vice Chair Adams closed the public hearing.

Mr. Young clarified that staff presented the design requirements and sample photographs to the developer at the beginning of the process and they were very upfront with them at all times.  He stated that Mr. Thomas had been firm in his design from the beginning.  Mr. Young reiterated that they had known about the issues from the time that the applicant presented their designs.  Their concerns were with the amount of brick on the building and the lack of curvature.

Vice Chair Adams asked the Commissioners to share their thoughts on the application.  Commissioner Steele saw no problems with the site plan or retail buildings but he agreed with staff that changes need to be made to the office building design.

Commissioner Coombs agreed with Commissioner Steele and added that the design does not seem unique to Pleasant Grove and will not draw the attention that the City Council desires.

Commissioner Richards commented that they ought to update the ordinances more frequently to better reflect the goals and intentions of the City.  He also felt that the ordinance should be reviewed before this item is approved.

It was difficult for Commissioner Baptista to envision what the City Council wants based on what they have provided.  She expressed a desire for design examples that are comparable to what the applicant is offering.  She commented on the potential for financial revenue for the City and how that needs to be considered during this decision.  Commissioner Baptista reminded the Commission that several waivers were granted for this area recently and she felt that this was a sure sign that the Code needs to be reviewed. 

Commissioner Nydegger also commented on the difficulty of the situation for the Planning Commission.  He noted that the Code is unclear and personally did not see the design as accomplishing the City Council’s objective for an attractive gateway since the buildings seem bland rather than unique.  Commission Nydegger stated that they need input from the City Council before they can make a proper decision.

Commissioners Nelson and Cardon had no additional comments.

Vice Chair Adams commented on the vagueness of the Code and stated that if this were a court of law it would be deemed as void.  This Code needs to be updated and the requirements solidified.  It was noted that the Planning Commission is obligated to follow the Code, however, this Code did not give specific direction.  He also stated that compromise is needed on the proposed building designs. 

MOTION:  Commissioner Cardon moved that the Planning Commission make a recommendation to the City Council to APPROVE the request of Daniel Thomas for a 22.8-acre development called Valley Grove Business Park in The Grove Zone, Interchange Sub-district; and adopt the exhibits, conditions, and findings contained in the staff report and as modified by the following:

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

2. A recommendation that the City Council review the code, specifically section 10.14.20, Urban Design Standards.

3. A request that more specific requirements, criteria, and definitions be provided for this standard.

4. A request that the applicant consider modifications to the office building designs.

5. A recommendation that the City Council review the purposes of The Grove Zone and the Interchange Subdistrict.

Commissioner Nelson seconded the motion.  Vote on motion: Vice Chair Adams and Commissioner Richards, Cardon, Coombs, Nelson and Baptista voted “Aye”; Commissioner Steele voted “Nay”.  The motion passed, 6-to-1. 

There were no minutes to approve.

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

The meeting adjourned at 10:10 p.m.


_______________________________
Planning Commission Chair


______________________________ 
Barbara Johnson, Planning Technician

___________________________
Date Approved
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