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 2 

   PLEASANT GROVE CITY 3 

PLANNING COMMISSION MEETING MINUTES 4 

January 11, 2018 5 

 6 

PRESENT:  Chair Peter Steele, Commissioners Jennifer Baptista, Matt Nydegger, Lisa Coombs, 7 

Sam Sanderson, and Garth Lovell 8 

 9 

ABSENT:  Vice Chair Drew Armstrong 10 

 11 

EXCUSED:  Commissioner Jon Hawkins and Dustin Phillips  12 

 13 

STAFF:  Community Development Director Daniel Cardenas, City Planner Julie Henry, Staff 14 

Engineer Mario Gonzalez, and Planning Tech Barbara Johnson  15 

 16 

Chair Steele opened the meeting at 7:00 p.m.  17 

 18 

Commission Business: 19 
 20 

1. Pledge of Allegiance:  Commissioner Nydegger led the Pledge of Allegiance. 21 

 22 

2. Opening Remarks:  Commissioner Coombs gave the opening remarks. 23 

 24 

3. Agenda Approval:  25 
 26 

● MOTION:  Commissioner Baptista moved to APPROVE the written 27 

agenda as part of public record, with Item 1 being canceled and Item 8 28 

continued to the January 25, 2018 meeting.  Commissioner Sanderson 29 

seconded the motion.  The Commissioners unanimously voted “Aye”.  The 30 

motion carried. 31 

 32 

4. Staff Reports: 33 

 34 

 MOTION:  Commissioner Baptista moved to APPROVE the Staff Reports 35 

as part of the public record.  Commissioner Sanderson seconded the motion.  36 

The Commissioners unanimously voted “Aye”.  The motion carried. 37 

 38 

5. Declaration of conflicts and abstentions from Commission Members:  There 39 

were no conflicts. 40 

 41 
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ITEM 1 – Public Hearing to Consider the Request of Ivory Development, LLC for a One-Lot 1 

Preliminary Subdivision Plat called Avalon Hills Plat B on Property Located at Approximately 2 

951 East 830 South in the R1-9 (Single-Family Residential) Zone.  SCRATCH GRAVEL 3 

NEIGHBORHOOD *Cancelled. 4 
 5 

ITEM 2 – Public Hearing to Consider the Request of KBP Land, LLC for a Conditional Use 6 

Permit for a Clock Tower, 100 feet in Height, that is Part of the Evermore Park Development on 7 

Property Located at 392 S. Evermore Lane in The Grove Zone – Commercial Sales Subdistrict.  8 

SAM WHITE’S LANE NEIGHBORHOOD  9 

 10 
City Planner, Julie Henry, presented the staff report regarding a conditional use permit to construct 11 

a 100-foot tall clock tower at the Evermore Park Development.  Ms. Henry reported that the nearest 12 

single-family residence to the proposed clock tower is 610 feet away.  Staff believed that the tower 13 

would not be a nuisance to the neighboring residences or the nearby multi-family housing project.  14 

Ms. Henry presented the approved site plan for Evermore and identified the proposed location of 15 

the clock tower.  She also showed a 3D rendering of the structure.  Staff recommended approval 16 

of the application.  17 

 18 

The applicant, Marylynn Beck, gave her business address as 922 South State Street.  She explained 19 

that the design of the clock tower will match the old schoolhouse style of the rest of the Evermore 20 

project.  It would fit within the park, and it would have a slide inside.  21 

 22 

Chair Steele opened the public hearing.  There were no public comments.  Chair Steele closed the 23 

public hearing.   24 

 25 

Commissioner Baptista commented that the site plan had already been approved and asked why 26 

the Conditional Use Permit was before them now.  Ms. Henry explained that the original site plan 27 

showed the location of the clock tower, but the design was not finalized at the time.  City Code 28 

requires a Conditional Use Permit for all structures over 65 feet in height.   29 

 30 

Commissioner Sanderson asked if the tower would have a bell or other noise-making device.  31 

Ms. Beck said that they had contemplated including a bell, but that was undecided.  If the bell were 32 

included, it would not be constantly ringing.   33 

 34 

MOTION:  Commissioner Coombs moved that the Planning Commission APPROVE the request 35 

of KBP Land, LLC for a Conditional Use Permit to allow a clock tower, 100 feet in height, on 36 

property located at 392 South Evermore Lane in The Grove Zone; and adopt the exhibits, 37 

conditions, and findings contained in the staff report, and as modified by the condition below: 38 

 39 

1. All Final Planning, Engineering, and Fire Department requirements are met.  40 

 41 

Commissioner Baptista the motion.  The Commissioners unanimously voted “Aye”.  The motion 42 

carried.  43 

 44 

ITEM 3 – Public Hearing to Consider a Request of Jacob Carter for a Conditional Use Permit 45 

Regarding the Proposed Use of Indoor Recreation on Property Located at 2625 North 900 West, 46 
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within the Rural Commercial Overlay, in the R-R (Rural Residential) Zone.  MANILA 1 

NEIGHBORHOOD. 2 
 3 

NOTE:  Items 3 and 4 were discussed simultaneously.  4 

 5 

Ms. Henry presented the staff reports for Items 3 and 4, as they involved the same property.  The 6 

proposed project was a new two-story building, roughly 23,500 square feet in size.  The first floor 7 

would be a preschool, and the upper floor would contain an indoor field for recreation.  Ms. Henry 8 

explained that the preschool would be moving to this location from the Stonegate Center across 9 

the street.  She then presented the site plan and floor plans for the proposed building.  The first 10 

floor would have nine classrooms and the preschool would use the field on the second floor as a 11 

recreation space during the winter.  With regard to parking, Ms. Henry explained that the best 12 

option was a joint parking agreement, which required a conditional use permit.  The preschool 13 

would have two sessions per day, with 60 children per session.  She identified the pickup/drop-off 14 

area referenced in the site plan.    15 

 16 

Ms. Henry then presented the landscaping plan, which exceeded all Code requirements.  There 17 

would be a retaining wall on the property ranging in from 5 to 8 feet in height, and a wall would 18 

be constructed on top of the retaining wall.  The applicant would later request a conditional use 19 

permit to have 10-foot fencing in some areas to prevent balls from escaping the property into the 20 

street.  The rest of the fencing would be eight feet in height.  21 

 22 

Staff Engineer, Mario Gonzalez, explained that the applicant provided a traffic study for the 23 

property.  One of the concerns with the site was the potential for queuing onto 900 West, and there 24 

would be challenges turning left onto the main roads out of the development.  The traffic study 25 

included the following recommendations: 26 

 27 

 The preschool requires parents to make right turns only in and out of the parking 28 

lot during pickup and drop-off times. This can be accomplished by signage, 29 

stripping, and preschool staff, as needed.  30 

  31 

 An on-site queuing analysis be completed to provide a more accurate evaluation of 32 

the potential queuing.  33 

 34 

 If queuing onto 900 West becomes a consistent problem, the school should look 35 

into have two start times for the morning and evening sessions to reduce the number 36 

of students arriving at any one time.  37 

 38 

Mr. Gonzalez reported that there had been discussion about potentially removing the park strip by 39 

the entrance on 900 West in order to widen the road and provide an area that could be used for 40 

cars to turn out.  If they pursue that option, the area must be signed and striped for no parking.  41 

With regard to the south entrance, the traffic study did not show any major concerns.  As a result, 42 

the City Engineer recommended that left-turns be allowed unless it becomes a problem.  Another 43 

item discussed was the possible installation of a barrier in 900 West to prevent left turns into the 44 

development.  45 

 46 
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Commissioner Nydegger expressed concern about the site not meeting ADA requirements.  The 1 

ADA stalls will be blocked off during pickup and drop-off times.  He requested that this issue be 2 

addressed.  3 

 4 

The applicant, Jacob Carter, gave his address as 367 Millcreek Road and explained that the City 5 

was in desperate need of field space.  Although the proposed use was not the most profitable use 6 

of the property, Mr. Carter believed that it would be the most beneficial to the community.  With 7 

regard to traffic, Mr. Carter explained that they would be staggering the drop-off and pickup times 8 

so that there would never be more than 60 vehicles coming and going at one time.  The times 9 

would be scheduled at least 30 minutes apart.  10 

 11 

Commissioner Coombs commented that the parking lot was still likely to see some congestion 12 

because mothers often show up early to pick up so that they can be the first ones there.  She also 13 

questioned whether the parking would be sufficient for special events. 14 

 15 

Jennie Johnson, the owner of the preschool, gave her address as 9801 North Meadow Drive in 16 

Cedar Hills.  She explained that Stepping Stones Preschool had been functioning for six and a half 17 

years, and they currently have 144 children in two sessions.  The new facility will be three times 18 

larger than their current facility.  With regard to events, she estimated that they would never have 19 

more than 45 vehicles at a time.  20 

 21 

Mr. Carter added that the field space would be utilized by the preschool during the day, and it was 22 

unlikely to be used by others during the warmer months.  The field did not have seating, so only 23 

practices would be held there.  He was confident that the parking provided on the site plan would 24 

be more than adequate.  25 

 26 

Chair Steele opened the public hearing.   27 

 28 

Ken Nickell gave his address as 965 West 2600 North, stated that he had lived directly across from 29 

the subject property for 58 years.  Mr. Nickell expressed his concerns about safety.  Three people 30 

were killed in this area, and he feared that the increased traffic would only increase the dangerous 31 

conditions.  Mr. Nickell challenged the results of the traffic study, and the applicant’s statement 32 

that they would only have 60 cars on-site at a time.  When the preschool had their Christmas 33 

program, there were cars parked up and down the street and in the parking lot across the street.  34 

People were darting out into the road in the dark, and it was hazardous.  Mr. Nickell noted that the 35 

traffic would also increase with the incoming subdivisions in the area as well.  36 

 37 

James Oliphant gave his address as 1011 West 2600 North and agreed that there was a safety issue 38 

with people crossing the road at night.  That, however, could be resolved with a crosswalk.  39 

Mr. Oliphant asked if the retaining wall would reach the road with the elevation increase.  Staff 40 

confirmed that it would.  41 

 42 

Jennie Johnson said that safety had been a major concern for her as the owner of the preschool.  43 

She believed that the site improvements would help to increase safety.  She reported that they 44 

would also fix the existing drainage issues.  45 

 46 
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Mr. Gonzalez noted that the applicant will be required to install all street improvements with this 1 

development.  2 

 3 

David Peely explained that Norma Johnson who resides at 2783 North 900 West, was his mother-4 

in-law, and there was a major safety concern getting in and out of her driveway.  He asked if the 5 

Project Engineer had taken her situation into account when he did the traffic study.  6 

 7 

Mr. Gonzalez did not believe that had been addressed in the traffic study, but he would speak with 8 

Mr. Peely about the issues.  9 

 10 

Darlene Nickell, who resides at 965 West 2600 North, was excited about the project and liked the 11 

idea of limiting entrance and exits to right-turns only.  Mrs. Nickell noted that there was a swale 12 

in front of her home that the City should be aware of.  13 

 14 

There were no further public comments.  Chair Steele closed the public hearing. 15 

 16 

There was brief discussion regarding allowing left turns at the south entrance.  The applicant stated 17 

that he was willing to limit that entrance to right turns only if there was a problem.  18 

 19 

MOTION:  Commissioner Baptista moved that the Planning Commission APPROVE the request 20 

of Jacob Carter for a Conditional Use Permit to allow indoor recreation on property located at 2625 21 

North 900 West, in the Rural Commercial Overlay; and adopt the exhibits, conditions, and findings 22 

contained in the staff report, and as modified by the conditions below: 23 

 24 

1. All Final Planning, Engineering, and Fire Department requirements are met. 25 

 26 

2. The recommendations of the traffic report are met. 27 

 28 

3. The ADA parking stalls are fixed in the parking lot. 29 

 30 

4. All joint parking agreements are approved. 31 

 32 

Commissioner Lovell seconded the motion.  The Commissioners unanimously voted “Aye”.  The 33 

motion carried.  34 

 35 

ITEM 4 – Public Hearing to Consider a Request of Jacob Carter for Approval of a Proposed Site 36 

Plan for a New Preschool and Recreation Center on Property Located at 2625 North 900 West, 37 

within the Rural Commercial Overlay, in the R-R (Rural Residential) Zone.  MANILA 38 

NEIGHBORHOOD 39 
 40 

NOTE:  Items 3 and 4 were discussed simultaneously.  41 

 42 

MOTION:  Commissioner Baptista moved that the Planning Commission APPROVE the 43 

proposed site plan on property located at 2625 North 900 West, in the Rural Commercial Overlay; 44 

and the exhibits, conditions, and findings contained in the staff report, and as modified by the 45 

conditions below: 46 
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1. Approval of a conditional use permit for joint parking for uses within the Stonegate 2 

development. 3 

 4 

2. Approval of a conditional use permit for joint parking for uses within the PEAC 5 

development.  6 

 7 

3. If significant traffic issues occur once the building is operational, the City can require 8 

a right-out-only exit onto 2600 North. 9 

 10 

4. All Final Planning, Engineering, and Fire Department requirements are met. 11 

 12 

5. The ADA parking stalls are addressed.  13 

 14 

6. A school staff member be present outside during drop-off and pickup times.  15 

 16 

Commissioner Coombs seconded the motion.  The Commissioners unanimously voted “Aye”.  The 17 

motion carried.  18 

 19 

Chair Steele informed Mr. Peely that he would be able to appeal a decision made by the Planning 20 

Commission or City Council.  He was encouraged to speak with Mr. Gonzalez and the Engineering 21 

Department about the process.  22 

 23 
ITEM 5 – Public Hearing to Consider the Request of Jacob Carter for a Conditional Use Permit 24 

for the Joint Use of Parking Facilities as Stated in City Code Section 10-18-2: S Parking Design 25 

Standards, on Property Located at 2526 North 900 West, within the Rural Commercial Overlay, 26 

in the R-R (Rural Residential) Zone.  MANILA NEIGHBORHOOD 27 

 28 

Ms. Henry first presented two tables showing how the parking need was calculated for both the 29 

preschool use and the indoor recreation use.  Based on the calculations, the preschool would need 30 

27 stalls and the recreation use would require 58.  The joint parking standard specifies that 50% 31 

of the of the night time use could be provided by daytime use, so only 58 parking stalls would be 32 

required for the site.  33 

 34 

Chair Steele opened the public hearing.  There were no public comments.  Chair Steele closed the 35 

public hearing.  36 

 37 

MOTION:  Commissioner Baptista moved that the Planning Commission APPROVE the request 38 

of Jacob Carter for a Conditional Use Permit to allow joint parking at property located at 2625 39 

North 900 West in the Rural Commercial Overlay; and adopt the exhibits, conditions, and findings 40 

contained in the staff report, and as modified by the conditions below: 41 

 42 

1. All Final Planning, Engineering, and Fire Department requirements are met. 43 

 44 

Commissioner Lovell seconded the motion.  The Commissioners unanimously voted “Aye”.  The 45 

motion carried.  46 
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ITEM 6 – Public Hearing to Consider a Request of Jennie Johnson for a Conditional Use Permit 1 

for the Joint Use of Parking Facilities as Stated in City Code Section 10-18-2:S Parking Design 2 

Standards, on Property Located at 886 West 2600 North, within the Rural Commercial Overlay, 3 

in the R-R (Rural Residential) Zone.  MANILA NEIGHBORHOOD. 4 

 5 

Ms. Henry explained when the Stonegate development was originally approved, the parking was 6 

evaluated by combining several different uses and averaging out the parking requirements.  The 7 

original number did not include the overflow parking area, which was added later.  Ms. Henry 8 

presented the site plan for the Stonegate development and noted that the owner would be adding 9 

four more parking stalls to meet the new parking requirement.  With the vacation of the preschool, 10 

the basement of the building would now be used for retail uses.  Ms. Henry calculated 11 stalls for 11 

the retail uses and 82 stalls for the wedding center use.  The joint parking standard states that that 12 

50% of the nighttime use could be fulfilled by the daytime use, so 82 stalls would be required for 13 

the site.  Staff recommended approval of the request.  14 

 15 

Commissioner Baptista asked if they would every have daytime events that would conflict with 16 

the retail use.   17 

 18 

The applicant, Jennie Johnson, stated that they had very few daytime events.  The Chamber of 19 

Commerce met in the center once a month, but they do not require much parking.  20 

 21 

Chair Steele opened the public hearing.  There were no public comments.  Chair Steele closed the 22 

public hearing.  23 

 24 

MOTION:  Commissioner Coombs moved that the Planning Commission APPROVE the request 25 

of Jennie Johnson for a Conditional Use permit to allow joint parking on property located at 886 26 

West 2600 North in the Rural Commercial Overlay; and adopt the exhibits, conditions, and 27 

findings contained in the staff report, and as modified by the condition below: 28 

 29 

1. All Final Planning, Engineering, and Fire Department requirements are met. 30 

 31 

Commissioner Sanderson seconded the motion.  The Commissioners unanimously voted “Aye”.  32 

The motion carried.  33 

 34 

ITEM 7 – Public Hearing to Consider the Request of Jennie Johnson to Amend City Code Section 35 

10-13D-3: Permitted and Conditional Uses, in Order to Support Businesses Related to Weddings 36 

such as Retail for Men and Women’s Clothing, Flowers, and Gifts, by Listing them as Permitted 37 

Uses in the Rural Commercial Overlay (RCO) Zone.  CITY WIDE. 38 

 39 

Ms. Henry explained that the applicant wanted to provide a wider range of retail uses at her facility 40 

than what was currently allowed in the Rural Commercial Overlay Zone.  The applicant would 41 

like to sell wedding dresses, tuxedos, and women’s accessories in the basement retail units of the 42 

building.  The proposed amendment would allow these uses, with the qualifying provision that the 43 

retail cannot occupy more than 2,300 square feet of the building or within two structures.  The 44 

reason Ms. Henry included the qualifying provision was to prevent other developers from creating 45 

strip malls.  46 
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Commissioner Sanderson asked if the square footage limitation was per unit or building.  1 

Ms. Henry confirmed the latter.  2 

 3 

Chair Steele opened the public hearing.  There were no public comments.  Chair Steele closed the 4 

public hearing. 5 

 6 

MOTION:  Commissioner Coombs moved that the Planning Commission recommend that the 7 

City Council APPROVE the proposed text amendment of City Code Section 10-13D-3; and adopt 8 

the exhibits, conditions, and findings contained in the staff report, and as modified by the condition 9 

below: 10 

 11 

1. All Final Planning, Engineering, and Fire Department requirements are met. 12 

 13 

Commissioner Baptista seconded the motion.  The Commissioners unanimously voted “Aye”.  The 14 

motion carried.  15 

 16 

ITEM 8 – Public Hearing to Consider the Request of David Runnells to Create an Overlay Zone 17 

that Provides for Flexibility in Creating Master-Planned Communities that Incorporate 18 

Commercial and Mixed-Use Buildings as well as a Variety of Housing Types.  CITY WIDE. 19 

*Continued to the January 25, 2018 Planning Commission Meeting.  20 
 21 

ITEM 9 – Public Hearing to Consider the Request of Pleasant Grove City to Amend City Code 22 

Section 10-9B-7: C Yard Requirements, to Reduce Rear Yard Requirements for Primary Structure 23 

on Corner Lots, in the R-1 (Single-Family Residential) Zones.  CITY WIDE. 24 

 25 

Community Development Director, Daniel Cardenas, stated that  the Planning Commission 26 

discussed this issue at the previous meeting.  The proposed amendment would affect corner lots in 27 

all single-family residential zones within the City, but it would not affect the Rural Residential 28 

Zone at this time.  Mr. Cardenas presented an aerial photograph of a large corner lot in the City 29 

and explained that the owner would not be able to add onto the home because he was required to 30 

have 25-foot setbacks in the front and rear yards, and a 25-foot setback on the side adjacent to the 31 

road.  He was proposing to amend the ordinance to allow a 10-foot setback in the rear to allow for 32 

expansion.  The 25-foot requirements would still apply to the front and side yard adjacent to the 33 

street.  Staff did not believe that this would negatively impact any neighbors.  34 

 35 

Chair Steele opened the public hearing.  There were no public comments.  Chair Steele closed the 36 

public hearing.  37 

 38 

MOTION:  Commission Baptista moved that the Planning Commission recommended that the 39 

City Council APPROVE the proposed text amendment of City Code Section 10-9B-7C; and adopt 40 

the exhibits, conditions, and findings contained in the staff report, and as modified by the condition 41 

below: 42 

 43 

1. All Final Planning, Engineering, and Fire Department requirements are met. 44 

 45 
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Commissioner Sanderson seconded the motion.  The Commissioners unanimously voted “Aye”.  1 

The motion carried.  2 

 3 

ITEM 10 – Review and Approval of the Minutes from the December 14, 2017 Planning 4 

Commission Meetings. 5 

 6 

MOTION:  Commissioner Baptista moved that the Planning Commission APPROVE the minutes 7 

from the December 14, 2017 Planning Commission meeting.  Commissioner Coombs seconded 8 

the motion.  The Commissioners unanimously voted “Aye”.  The motion carried.   9 

 10 

MOTION:  Commissioner Baptista moved to adjourn.  Commissioner Coombs seconded the 11 

motion.   The Commissioners unanimously voted “Aye”.  The motion carried. 12 

 13 

 14 

The meeting adjourned at 8:35 p.m. 15 

 16 

_______________________________ 17 

Planning Commission Chair 18 

 19 

______________________________  20 

Barbara Johnson, Planning Tech 21 

 22 

___________________________ 23 

Date Approved 24 


