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  1 
 2 

PLEASANT GROVE CITY 3 

PLANNING COMMISSION MEETING MINUTES 4 

December 13, 2018 5 

 6 

PRESENT:  Chair Lisa Coombs, Commissioners Peter Steele, Dustin Phillips, Bobbi Jo Blake, 7 

and Jeffery Butler 8 

 9 

EXCUSED:  Commissioners Tamara Oborn and Sam Sanderson 10 

 11 

STAFF:  Community Development Director Daniel Cardenas, City Planner Julie Henry, Staff 12 

Engineer Shaun Hilton, Planning Assistant Kelly Evans 13 

 14 

Chair Coombs opened the meeting at 7:00 p.m. 15 

 16 

Commission Business: 17 

 18 

1. Pledge of Allegiance:  Commissioner Phillips led the Pledge of Allegiance. 19 

 20 

2. Opening Remarks:  Commissioner Butler gave the opening remarks. 21 

 22 

3. Agenda Approval: 23 

 24 

 MOTION:  Commissioner Phillips moved to APPROVE the agenda as part of 25 

public record.  Commissioner Steele seconded the motion.  The Commissioners 26 

unanimously voted “Aye”.  The motion carried unanimously. 27 

 28 

4. Staff Reports: 29 

 30 

 MOTION:  Commissioner Steele moved to APPROVE the staff reports as part of 31 

the public record.  Commissioner Phillips seconded the motion.  The 32 

Commissioners unanimously voted “Aye”.  The motion carried unanimously. 33 

 34 

5. Declaration of Conflicts and Abstentions from Commission Members:  There were 35 

none. 36 

 37 

Election of a new Planning Commission Chair and Vice Chair for 2019. 38 

 39 
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MOTION:  Commissioner Steele moved to POSTPONE the Elections to the January 24, 2019 1 

Planning Commission Meeting, to allow the New Commission Members to be in attendance.  2 

Commissioner Blake seconded the motion.  The Commissioners unanimously voted “Aye”.  The 3 

motion carried unanimously.  4 

 5 

ITEM 1 – Public Hearing to Consider the Request of Terri Brinkerhoff for a Conditional Use 6 

Permit to Allow a Major Home Occupation for a Family Group Daycare on Property Located at 7 

976 North 1020 East in the R1-12 (Single-Family Residential) Zone.  GROVE CREEK 8 

NEIGHBORHOOD. 9 

 10 

City Planner, Julie Henry, presented the staff report regarding a request for a Conditional Use 11 

Permit for a daycare business.  The applicant currently runs a daycare from her home that is 12 

allowed to have up to eight students without a conditional use permit.  The applicant was now 13 

seeking a conditional use permit that would allow up to 12 children.  Ms. Henry identified the 14 

applicant’s home on an aerial photograph and noted that she has an attached two-car garage and a 15 

large driveway that can accommodate seven vehicles.  Staff recommended that all pick-up and 16 

drop-off take place in the off-street parking areas in the driveway.  The applicant was also 17 

requesting permission to have one non-resident employee, although she did not have any current 18 

plans to hire someone.  Staff recommended approval of the application, with the conditions listed 19 

in the staff report.  20 

 21 

The applicant, Terri Brinkerhoff, reported that she has been running a daycare business for many 22 

years in American Fork and Highland.  She moved to Pleasant Grove in October.  She noted that 23 

the children do not all arrive at the same time.  The earliest drop-off is at 6:15 a.m. and other 24 

children are dropped off at 8:00 a.m. and 9:00 a.m.  The lasted pick-up was at 5:30 p.m.  She did 25 

not foresee having three cars picking up or dropping off at the same time.  26 

 27 

Commissioner Blake asked if increasing the number of children on the conditional use permit 28 

would affect her State License.  Mrs. Brinkerhoff stated that her State License already allows for 29 

12 children.  30 

 31 

Chair Coombs opened the public hearing.  There were no public comments.  Chair Coombs closed 32 

the public hearing.  33 

 34 

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

of Terri Brinkerhoff for a Conditional Use Permit to operate a daycare/preschool, which is a major 36 

home occupation, on property located at 976 North 1020 East in the R1012 (Single-Family 37 

Residential) Zone; and adopt the exhibits, conditions, and findings contained in the staff report, 38 

and as modified by the conditions below:   39 

 40 

1. Three spaces within the driveway be clear and available for drop-off and pick-up. 41 

 42 
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2. Only one (1) nonresident employee is permitted to work on the premise from 8:00 a.m. to 1 

5:00 p.m. 2 

 3 

3. All applicable conditions in City Code Section 10-15-27, 10-21-4, and 10-21-6 are met. 4 

 5 

4. All Final Planning, Engineering, and Fire Department requirements are met. 6 

 7 

Commissioner Butler seconded the motion.  The Commissioners unanimously voted “Aye”.  The 8 

motion carried unanimously.  9 

 10 

ITEM 2 – Public Hearing to Consider the Request of Kent Reimschussel for a Two-Lot 11 

Residential Preliminary Subdivision Plat called Reimschussel Estates Plat “A” on Property 12 

Located at Approximately 435 E Center Street in the R1-7 (Single-Family Residential) Zone.  13 

MONKEY TOWN NEIGHBORHOOD. 14 

 15 

Ms. Henry presented the staff report regarding a request for a two-lot preliminary subdivision plat.  16 

In 1996, the property owner requested a conditional use permit to move an existing house to his 17 

lot from another location, and that permit was granted.  One of the conditions of the permit was 18 

that the applicant would record a two-lot plat so that each home on the property would be on its 19 

own lot.  That plat was never recorded.  The current applicant needs to record the two-lot plat now 20 

to facilitate the sale of the property.  Ms. Henry noted that each lot created by the subdivision will 21 

meet and exceed all requirements of the zone.  Staff recommended approval.  22 

 23 

The applicant, Kent Reimschussel, was not sure why the plat was not recorded and indicated that 24 

his father has since passed away.   25 

 26 

Chair Coombs opened the public hearing.  There were no public comments.  Chair Coombs closed 27 

the public hearing.  28 

 29 

MOTION:  Commissioner Blake moved that the Planning Commission forward a positive 30 

recommendation of APPROVAL to the Public Works Director for the request of Kent 31 

Reimschussel for the proposed subdivision plat called Reimschussel Estates Plat “A”, on property 32 

located at approximately 435 East Center Street, in the R1-7 (Single-Family Residential) Zone; 33 

and adopt the exhibits, conditions, and findings contained in the staff report, and as modified by 34 

the condition below:  35 

 36 

1. All Final Planning, Engineering, and Fire Department requirements are met. 37 

 38 

Commissioner Butler seconded the motion.  The Commissioners unanimously voted “Aye”.  The 39 

motion carried unanimously.  40 

 41 
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ITEM 3 – Public Hearing to Consider the Request of Larry Myler for a Two-Lot Preliminary 1 

Subdivision Plat called Hidden Springs Subdivision Plat “A” on Property Located at 1473 West 2 

State Street in the Grove Mixed-Use (GMU) Overlay Zone.  SAM WHITE’S LANE 3 

NEIGHBORHOOD. 4 

 5 

NOTE:  Items 3, 4, and 5 were discussed simultaneously. 6 

 7 

Ms. Henry reported that they would be discussing the Hidden Springs project, which is a residential 8 

project with 117 dwellings.  In the future, there will also be a large commercial portion along State 9 

Street.  The entire proper is 22.7 acres in size.  The property was located in The Grove Zone and 10 

two different subdistricts:  Mixed Housing and Commercial Sales.  Recently, staff worked with 11 

the applicant to create the Grove Mixed-Use (GMU) Overlay to facilitate this project.  Ms. Henry 12 

presented the first proposed plat, which would split the property into two lots for the residential 13 

and commercial portions of the development.  There was a section down the middle of the 14 

development that would be dedicated to the City for a public right-of-way.  The second subdivision 15 

plat would make the residential portion into condominiums.  Each of the 117 dwellings would 16 

have their own lot, and everything outside of the footprint of the house would be owned by the 17 

HOA.  The homes will all be two-story structures around 2,000 square feet.  Staff recommended 18 

approval of both plats. 19 

 20 

Ms. Henry presented the site plan for the residential development and identified the building lots, 21 

private roads, and open space areas.  She noted that there will be a few lots that will not be able to 22 

have covered patios because of their proximity to an existing development to the south.  With 23 

respect to lighting, Ms. Henry stated that there are a few areas that do not meet the requirement of 24 

having light fixtures every 200 square feet, so she included that requirement in the conditions of 25 

approval.  Ms. Henry then addressed the exterior materials, elevations, and building designs.   26 

 27 

It was confirmed that the private roads will be maintained by the HOA.  The City will maintain 28 

the public road going through the parcel.   29 

 30 

Commissioner Butler asked if there were any traffic concerns from an engineering standpoint.  31 

City Engineer, Shaun Hilton, stated that the applicant is required to conduct a traffic impact study, 32 

and there are already plans to improve access onto 1300 West.  Commissioner Butler expressed 33 

concern about the bus stop.  Engineer Hilton stated that they can look into adding more crosswalks.  34 

 35 

Commissioner Blake reported that the applicant expressed interest in letting buyers choose their 36 

own footprint.  She asked if that would require the developer amend the plat and come back to the 37 

Planning Commission each time.  Ms. Henry responded that it was likely that the plat and the 38 

CC&Rs will have to be altered before the City can issue the building permit.  39 

 40 

Commissioner Steele asked about the conditions listed in the staff report.  Ms. Henry explained 41 

that one of the proposed conditions was to install signage in front of every visitor parking space.  42 
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In this development, the space between driveways would be paved, and the space between would 1 

be a visitor parking stall.  The development would have 37 visitor parking stalls.  Staff suggested 2 

that the stalls be clearly designated as visitor parking so that the property owners understand that 3 

the spot does not belong to them.  She noted that each unit will have four designated parking stalls, 4 

so there should not be a parking problem in the development.  Ms. Henry stated that another 5 

proposed condition was to install a raised crosswalk where the trail crosses the private street.  If 6 

the crosswalk were raised or clearly defined, it would be considered “open space”.  She suggested 7 

there be a change in material and painting, as well as being raised.  8 

 9 

Commissioner Butler asked about street parking.  Ms. Henry stated that street parking will not be 10 

allowed on the private street and ‘No Parking’ signs will be installed.  They will allow parking on 11 

the public street, but overnight parking will not be permitted.   12 

 13 

The applicant, Larry Myler, was present to answer questions. 14 

 15 

Commissioner Blake asked why they would want to allow buyers to pick their own footprint.  16 

Mr. Myler understood their hesitation because this could be problematic.  He explained that the 17 

lots with an “E” designation have the option to choose any of the building options, because those 18 

footprints could fit any of them.  They would not have to amend the plat to do this.   19 

 20 

Commissioner Butler inquired about the price point of the homes.  Benson Whitney, a 21 

representative of Richmond American Homes, responded that they will be between $330,000 and 22 

$380,000.  The HOA fee will be $65 per month.  23 

 24 

Chair Coombs opened the public hearing.   25 

 26 

Benson Whitney commented on the raised crosswalk.  He stated that there is a theme among cities 27 

and municipalities called “design creed”, in which they require additional things that are not 28 

entirely necessary.  A raised crosswalk here would be nice, but it would also present a lot of issues, 29 

especially with plowing.  The cost to him would be roughly $5,000, and it would cost the HOA a 30 

bit more to replace it in 20 to 30 years.  He suggested that the Commission consider only requiring 31 

a change in material and striping.  32 

 33 

Engineer Hilton agreed with Mr. Whitney’s comments, from an engineering standpoint.  34 

 35 

There were no further public comments.  Chair Coombs closed the public hearing.  36 

 37 

Commissioner Blake did not object to the idea of having a flagstone crosswalk.   38 

 39 

Commissioner Butler stated that his neighborhood is on a loop and there is a blind corner similar 40 

to the one in this proposed subdivision.  People do not slow down at the corner, as one would 41 

expect.  It is very dangerous to pedestrians and other drivers.  He liked the idea of having the raised 42 
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crosswalk to slow traffic down.  It was noted that the private roads in the subdivision would be 22 1 

feet wide and staff did not suggest narrowing that further.  2 

 3 

Ms. Henry understood engineering’s point of view, but their options for increasing safety were 4 

limited.  There are several of these raised walkways in the City and they have not posed too much 5 

of a problem.  She thought that the concern with snow plows was overstated.  In response to a 6 

question from Commissioner Phillips, Ms. Henry confirmed that the crosswalk would need to 7 

contrast the road and sidewalk order to count toward the open space calculation, and the 8 

development would not meet the required open space without it.  Ms. Henry looked into several 9 

traffic studies on pedestrian injuries and fatalities, and the raised walkway was provided as an 10 

option to reduce that.   11 

 12 

Commissioner Blake asked if staff’s concern was with slowing traffic of visibility.  Ms. Henry 13 

stated that it was both.  14 

 15 

Mr. Myler addressed the condition to install signage at the visitor parking areas and stated that 16 

their intention was to designate those on the actual pavement rather than installing signs.  Staff had 17 

no objections.  18 

 19 

MOTION:  Commissioner Steele moved that the Planning Commission forward a positive 20 

recommendation of APPROVAL for the request of Larry Myler for the Preliminary Subdivision 21 

Plat called Hidden Springs Subdivision Plat “A”, on property located at approximately 1437 West 22 

State Street in the Grove Mixed-Use Overlay of The Grove Zone; and adopt the exhibits, 23 

conditions, and findings contained in the staff report, and as modified by the condition below: 24 

 25 

1. All Final Planning, Engineering, and Fire Department requirements are met.  26 

 27 

Commissioner Blake seconded the motion.  The Commissioners unanimously voted “Aye”.  The 28 

motion carried unanimously.  29 

 30 

ITEM 4 – Public Hearing to Consider the Request of Larry Myler for a Residential Condominium 31 

Plat called Hidden Springs Subdivision Condominium Plat “A”, with 117 Lots, on Property 32 

Located at 1473 West State Street in the Grove Mixed-Use (GMU) Overlay Zone.  SAM 33 

WHITE’S LANE NEIGHBORHOOD’. 34 

 35 

NOTE:  Items 3, 4, and 5 were discussed simultaneously. 36 

 37 

MOTION:  Commissioner Blake moved that the Planning Commission forward a 38 

recommendation of APPROVAL for the request of Larry Myler for the subdivision plat called 39 

Hidden Springs Subdivision Condominium Plat “A, being a vacation of Lot 1 of Hidden Springs 40 

Subdivision Plat “A”, on property located at approximately 1473 West State Street in the Grove 41 
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Mixed-Use Overlay in The Grove Zone; and adopt the exhibits, conditions, and findings contained 1 

in the staff report, and as modified by the condition below:  2 

 3 

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

 5 

Commissioner Blake seconded the motion.  The Commissioners unanimously voted “Aye”.  The 6 

motion carried unanimously.  7 

 8 

ITEM 5 – Public Hearing to Consider the Request of Larry Myler for Approval of a Proposed Site 9 

Plan for a New Single-Family Residential Development, with 117 Dwellings, on Property Located 10 

at 1473 West State Street in the Grove Mixed-Use (GMU) Zone.  SAM WHITE’S LANE 11 

NEIGHBORHOOD. 12 

 13 

NOTE:  Items 3, 4, and 5 were discussed simultaneously. 14 

 15 

MOTION:  Commissioner Steele moved that the Planning Commission forward a 16 

recommendation of APPROVAL for the request of Larry Myler for the proposed site plan on 17 

property located at approximately 1473 West State Street in the Grove Mixed-Use Overlay in The 18 

Grove Zone; and adopt the exhibits, conditions, and findings contained in the staff report, and as 19 

modified by the conditions below: 20 

 21 

1. Six (6) new lighting fixtures be placed in areas designated with red ovals on the site plan. 22 

 23 

2. Where trail crosses 250 North, an elevated crosswalk with a change in material and striping 24 

be constructed.  Appropriate signage also be placed. 25 

 26 

3. A visitor parking designation shall be included on every visitor parking space. 27 

 28 

4. All Final Planning, Engineering, and Fire Department requirements are met. 29 

 30 

Commissioner Butler seconded the motion.  The Commissioners unanimously voted “Aye”.  The 31 

motion carried unanimously.  32 

 33 

ITEM 6 – Public Hearing to Consider the Request of Christine Gonzalez to Amend the Vicinity 34 

Plan for the Future Termination of a Road called 1400 North, Affecting Properties Along 1400 35 

North that Lie East of a Street called 500 East, in the R1-20 (Single-Family Residential) Zone.  36 

BIG SPRINGS NEIGHBORHOOD. 37 

 38 

Ms. Henry presented the staff report regarding a request to amend a vicinity plan for the 39 

termination of 1400 North.  Currently, the vicinity plan showed 1400 North at a dead end, which 40 

is not allowed per City Code.  This must have been an oversite when the vicinity plan was made 41 

in 2014.  The proposed vicinity plan would place a cul-de-sac at the end of the street, which was 42 
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the policy and practice of Pleasant Grove City.  The applicant recently purchased their property 1 

and desired to build a home on it, and part of the process would be for the applicant to construct 2 

232 feet of curb, gutter and sidewalk, and asphalt to the center line of the road.  The road badly 3 

needed to be done, but it would be costly to the applicant.  Ms. Henry attempted to contact the 4 

owner of the neighboring property about the proposed vicinity plan but was unable to reach them.  5 

Staff recommended approval of the proposal. 6 

 7 

Commissioner Blake felt some hesitation because the other property owner wasn’t present.  She 8 

was curious as to whether there were other viable options to terminate the road.  Engineer Hilton 9 

had no concerns with the proposed cul-de-sac and stated that there was no reason not to do it. 10 

 11 

The applicant, Christine Gonzalez, reported that she had spent about six months working on the 12 

plan with staff, and this was the best option.   13 

 14 

Ms. Henry stated that the cul-de-sac will not be completed until the neighboring property owner 15 

develops their property, so this applicant would be required to put in a 20’ x 20’ area of asphalt or 16 

gravel on their property to facilitate an emergency turnaround.  Mrs. Gonzalez was planning on 17 

that and identified the location of the turnaround on the site plan.  18 

 19 

Chair Coombs opened the public hearing. 20 

 21 

Naomi Nelson, a neighbor, commented that the owner of the other property, Joy Birch, intended 22 

to end that road in a cul-de-sac.  She informed them of that when they moved into their home.  She 23 

expressed concern about the current awful state of the road.   24 

 25 

Engineer Hilton explained that it is the responsibility of a developer, not the City, to install the 26 

roadway.  In this case, the applicant would be developing their lot, so they would be responsible 27 

for the roadway along the frontage.  Whoever develops the other property would be responsible to 28 

complete the road and cul-de-sac.  29 

 30 

Mrs. Nelson did not have a problem with the proposed cul-de-sac as long as it does not dip into 31 

their lot in any way.  32 

 33 

Ms. Henry noted that the conceptual configuration they have not does take a corner of their lot to 34 

make the round off that corner, but that might not be the case when the cul-de-sac is actualized.   35 

 36 

There were no further public comments.  Chair Coombs closed the public hearing.  37 

 38 

MOTION:  Commissioner Phillips moved that the Planning Commission recommend 39 

APPROVAL to the City Council for the request of Christine Gonzalez for a Vicinity Plan 40 

Amendment for property located at approximately 545 East 1400 North in the R1-20 (Single-41 
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Family Residential) Zone; and adopt the exhibits, conditions, and findings contained in the staff 1 

report, and as modified by the condition below: 2 

 3 

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

 5 

Commissioner Butler seconded the motion.  The Commissioners unanimously voted “Aye”.  The 6 

motion carried unanimously. 7 

 8 

MOTION:  Commissioner Phillips moved to adjourn.  Commissioner Blake seconded the motion.  9 

The Commissioners unanimously voted “Aye”.  The motion carried unanimously. 10 

 11 

The meeting adjourned at 8:30 p.m. 12 

 13 

 14 

_______________________________ 15 

Planning Commission Chair 16 

 17 

______________________________  18 

Barbara Johnson, Planning Tech 19 

 20 

___________________________ 21 

Date Approved 22 


