
 

CITY OF OREM 
PLANNING COMMISSION MEETING  

56 North State Street, Orem, Utah  
March 1, 2023  

 
This meeting may be held electronically 

to allow a Commission member to participate.  
 

3:30 PM PRE-MEETING – AGENDA REVIEW, CITY COUNCIL CONFERENCE ROOM, 56 
NORTH STATE STREET, OREM, UT 
  
 1 Discussion: Noticing commercial properties with site plan changes. 
  

 
      
 2 Discussion: Zoning ordinance text amendment for Brades' Place Home 
  

 
      
4:30 PM REGULAR SESSION – CITY COUNCIL CHAMBERS 
  
1. CALL TO ORDER 
  
2. INVOCATION/INSPIRATIONAL THOUGHT: BY INVITATION 
  
3. 4:30 PM SCHEDULED ITEMS 
  
 3.1 PUBLIC HEARING - Vacating Ashton Estates, Plat A and approving Ashton 

Estates, Plat B located generally at 1170 North 520 East in the R8 zone.  
  

 
      
4. MINUTES REVIEW AND APPROVAL 
  
 4.1 Review and approve minutes from the February 15, 2023 meeting.  
  

 
      
5. ADJOURN 
  
 5.1 The next meeting is scheduled for Wednesday, March 15, 2023 
  

 
      

 

THE PUBLIC IS INVITED TO PARTICIPATE IN ALL PLANNING COMMISSION MEETINGS. 
If you need a special accommodation to participate in the Planning Commission Meetings and Study Sessions, 

please call the Development Services Office at least 3 working days prior to the meeting. 
(Voice 801-229-7183) 

 
This agenda is also available on the City's webpage at orem.org 
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Item #:  3.1
Prepared By:  

Makayla Wagstaff

Planning Commission
March 1, 2023

Applicant:  Thomas and 
Wendy Mason

PUBLIC HEARING – Vacating Ashton Estates, Plat A and approving Ashton Estates, 
Plat B located generally at 1170 North 520 East in the R8 zone. 

NOTICES:
● Posted in 2 public places
● Posted on City webpage 
and City hotline
● Faxed to newspapers
● E-mailed to newspapers
● Posted at utah.gov/pmn

SITE INFORMATION: 
● General Plan Designation:
Low Density Residential
● Current Zone: R8
●Acreage: 1.94
● Neighborhood: Canyon 
View

ACTION:  
The Planning Commission 
is the final approving 
authority regarding this 
request. 

REQUEST: The applicant requests the Planning Commission vacate Ashton Estates, 
Plat A and approve Ashton Estates, Plat B located generally at 1170 North 520 East in 
the R8 zone. 

BACKGROUND: 

The applicant is seeking to amend the plat of Lot 1 due to fifteen feet (15’) at the 
South edge of the property was deeded to that property by the owner of Lot 2. 

Lot 2 is being prepared to be sold, and as a result the owner of Lot 1 is seeking to have 
the fifteen feet (15’) recorded as part of the plat for their lot. Staff requested that as 
part of this process Lot 2, which is currently a lot of record, also be platted. All 
minimum lot sizes and setbacks are still met with this adjustment. 

RECOMMENDATION: The Development Review Committee determined this request 
complies with the Orem City Code. Staff recommends the Planning Commission 
vacate Ashton Estates, Plat A and approve Ashton Estates, Plat B located generally at 
1170 North 520 East in the R8 zone. 

Page 2 of 13



Page 3 of 13

MAKAY8734
Polygon



Page 4 of 13

MAKAY8734_1
Line

MAKAY8734_2
Line

MAKAY8734_3
Line

MAKAY8734_4
Line

MAKAY8734_5
Line

MAKAY8734_6
Line



Page 5 of 13

MAKAY8734_7
Polygon

MAKAY8734_8
Cloud

MAKAY8734_9
Arrow



Page 6 of 13



Page 7 of 13



A complete video of the meeting can be found at www.orem.org/meetings
1

1 Draft - CITY OF OREM
2 PLANNING COMMISSION MEETING MINUTES
3 February 15, 2023
4
5 The following items are discussed in these minutes: 
6 • SITE PLAN – Approving the site plan and final plat of Orem Mister Carwash located at 1408 South State 
7 Street in the C2 zone. – Approved with conditions.
8 • CONDITIONAL USE PERMIT – Approval of an AT&T telecommunications monopole facility located 
9 on a field light at Timpanogos High School located at 150 East 1430 North in the R8 zone. – Positive 

10 recommendation, 4:2
11 • PUBLIC HEARING - Amending portions of Section 22-6-10 Miscellaneous Regulations for Residential 
12 Zones pertaining to parking and storage of trucks, trailers and RVs and Section 22-14-7(B)(2) 
13 Supplementary Regulations, Conservation of Values in residential zones. -  Positive recommendation, 6:0
14
15 STUDY SESSION
16
17 Place:  City Council Conference Room
18
19 At 3:31 p.m. Vice Chair Komen called the Study Session to order.
20
21 Those present: Gerald Crismon, James Hawkes, Madeline Komen, Murray Low, Mike Carpenter and Helena 
22 Kleinlein, Planning Commission members; Ryan L. Clark, Development Services Director; Jason 
23 W. Bench, Planning Division Manager; Cheryl Vargas and Makayla Wagstaff, Associate Planners; 
24 Matt Taylor, Senior Planner; Terry Peterson, City Council Liaison; Sam Kelly, City Engineer; Steve 
25 Earl, Legal Counsel
26
27 Those excused: Haysam Sakar, Planning Commission member; Grant Allen, Senior Planner 
28
29 The Commission and staff briefly reviewed agenda items and minutes from the February 1, 2023 meeting. The 
30 meeting was adjourned at 4:15 p.m. to the City Council Chambers for the regular meeting.
31
32 REGULAR MEETING
33
34 Place: Orem City Council Chambers
35
36 At 4:30 p.m. Vice Chair Komen called the Planning Commission meeting to order and asked Mr. Low, 
37 Planning Commission member, to offer the invocation.
38
39 Those present: Gerald Crismon, James Hawkes, Madeline Komen, Murray Low, Mike Carpenter and Helena 
40 Kleinlein, Planning Commission members; Ryan L. Clark, Development Services Director; Jason 
41 W. Bench, Planning Division Manager; Cheryl Vargas and Makayla Wagstaff, Associate Planners; 
42 Matt Taylor, Senior Planner; Terry Peterson, City Council Liaison; Steve Earl, Legal Counsel; Sam 
43 Kelly, City Engineer
44
45 Those excused: Haysam Sakar, Planning Commission member; Grant Allen, Senior Planner
46
47 Vice Chair Komen asked Ms. Vargas to introduce Agenda Item 3.1: (click here for recording)
48
49 Agenda Item 3.1 is a request by TFC Orem 1408, LLC and Elliot Smith to the Planning Commission to approve the 
50 site plan and final plat of Orem Mister Carwash located at 1408 South State Street in the C2 zone. 
51
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DRAFT - Planning Commission minutes for February 15, 2023

A complete video of the meeting can be found at www.orem.org/meetings
2

52 Staff Presentation:  The applicant is proposing to 
53 demolish the old Chuck-A-Rama building at 1408 South 
54 State Street and build a new Mister Carwash branded 
55 tunnel carwash. Access to this project will be from 1400 
56 South and there will be no access, in or out, from State 
57 Street.
58
59 Architecture: The exterior of the building will be stone 
60 veneer, concrete block (CMU) and metal panels. The 
61 roof will be finished standing seam metal. This meets the 
62 building materials requirements outlined in Section 22-8-
63 8(B)(5)(d)(i) for the State Street Corridor.
64
65 Entrance/Exit: Vehicles will enter and exit the property 
66 from 1400 South on the north side of the property. There 
67 will be no access to or from State Street on the east side 
68 of the property. The exit on the tunnel will be facing 
69 State Street, so the noise from the blowers will be 
70 minimal for surrounding businesses and the residential 
71 complex south of the project.
72
73 Parking: There is a specific parking requirement for car washes. It is one (1) parking stall per 600 square feet of 
74 gross floor area (excluding bay areas) is required, plus one stall per employee. However, it also says that “in no
75 circumstance shall the number of parking stalls required by this Section be less than that required by the zone in 
76 which the use is located” which in this case is one (1) per 250 square feet. This project is meeting both requirements 
77 (22-15-4(G)(5)(a):
78 • Office-Equipment area: 2,122 square feet / 250 = 8.5, so 9 required parking spaces
79 • Parking provided: 12 parking spaces
80
81 Traffic: A Traffic Impact Study (TIS) was completed. After review by the City Engineer, the TIS was accepted and 
82 the proposed site plan reflects any related items of the Traffic Impact Study.
83
84 Recommendation: The Development Review Committee determined this request complies with the Orem City 
85 Code. Staff recommends the Planning Commission approve the site plan and final plat of Orem Mister Carwash 
86 located at 1408 South State Street in the C2 zone. 

87 Vice Chair Komen asked if the Planning Commission had any questions for Ms. Vargas. 
88
89 Vice Chair Komen asked the applicant to come forward. Elliot Smith came forward and introduced himself. Mr. Smith 
90 addressed questions from the Planning Commission members. 
91
92 Questions regarding the Traffic Impact Study were addressed by Mr. Smith and Mr. Kelly. 
93
94 Vice Chair Komen invited David Skinner, owner of the neighboring property to the West. Mr. Skinner is concerned 
95 about the traffic stacking up and blocking the entrance to his property. Requested the addition of a sign and striping 
96 to help prevent stacking in front of the drive access to his business. 
97
98 Mr. Smith responded to Mr. Skinner’s concern. 
99

100 Mr. Carpenter asked if it would be possible for an access to be added to Mr. Skinner’s property on the West side of 
101 the property. Mr. Skinner responded that originally that was part of their request when building the site, but hopes that 
102 could be re-evaluated. Mr. Skinner also feels that if adding an alternate entrance is needed that it should be funded by 
103 someone else. 
104
105 Mr. Low asked how many cars it would take to block the drive approach. It was addressed that it likely would be one 
106 car. 
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DRAFT - Planning Commission minutes for February 15, 2023

A complete video of the meeting can be found at www.orem.org/meetings
3

107
108 Mr. Kelly suggested that the most likely solution may be to re-locate the drive access to Mr. Skinner’s property. Mr. 
109 Clark returned attention to the request for signs and striping. Mr. Earl suggested that the Planning Commission can 
110 impose conditions surrounding traffic mitigation, potentially to relocate the access to the other property if it was found 
111 in the Traffic Impact Study to be an issue. 
112
113 Mr. Clark cited the Traffic Study. Mr. Earl clarified that according to the Traffic Study, the queuing would not be an 
114 issue, however, that it also did not clearly take into consideration the impact on the neighboring property. 
115
116 Mr. Smith addressed that the queuing capacity on the site is closer to 20 cars, and that they would be willing to put in 
117 a sign to help identify the different entrances. 
118
119 Ms. Kleinlein asked if there is a way to help Mr. Skinner by imposing a condition that if the findings were not found 
120 to be sufficient, could there be something put in place to allow recourse for Mr. Skinner. Mr. Carpenter asked if there 
121 is a way to require additional traffic studies. Mr. Earl addressed the questions. 
122
123 Mr. Hawkes asked Mr. Skinner if the signage would be acceptable to him. Mr. Skinner said it would be a good first 
124 step, but that he likes the suggestion that there is another analysis done. 
125
126 Mr. Bench noted that continuing the item is an option. 
127
128 Mr. Elliot came forward to note that this is not a public hearing and that this project was properly noticed and that 
129 these concerns could have been brought forward earlier in the process. 
130
131 Mr. Earl noted that while this was not a public hearing that the Planning Commission is able to allow anyone who 
132 would like to speak to come forward. He also stated that at this time postponing this item is not an option for them. 
133
134 Vice Chair Komen asked Ms. Vargas what noticing is required for a Site Plan, as such mailings were not required for 
135 this project. Mr. Bench added that noticing is not required for commercial projects adjacent to commercial properties. 
136
137 Vice Chair Komen called for a motion on this item. 
138
139 Mr. Low moved to approve the preliminary and final plat of Orem Mist Carwash located at 1408 South State Street 
140 in the C2 zone, dependent on an independent traffic study being conducted. 
141
142 Discussion continued about how long an independent traffic study would take. 
143
144 Mr. Elliot requested to speak prior to the motion moving forward. Asked if the motion could be for approval to be 
145 given provided that a building permit will not be issued for the project until the current Traffic Study is reviewed or 
146 an independent study is done to consider Mr. Skinners concerns. And that they may be willing to put in a new access 
147 for Mr. Skinner. 
148
149 Ms. Komen stated that the Planning Commission needs to take some time to discuss the proposed motion. Mr. Hawkes 
150 summarized the comments which have taken place. 
151
152 Mr. Low withdrew his motion based on that it was not seconded, and new items have been considered. Mr. Earl 
153 expressed that this could be a viable solution. 
154
155 Mr. Earl expressed how he would suggest the motion be worded as follows:
156
157 “A motion to approve the site plan, subject to the condition that the city will have an independent traffic study 
158 performed to determine if the neighboring access needs to be relocated, and if the independent study recommends that 
159 access be relocated that the applicant will have the obligation to pay for that relocation.”
160
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DRAFT - Planning Commission minutes for February 15, 2023

A complete video of the meeting can be found at www.orem.org/meetings
4

161 Planning Commission Action: Ms. Komen moved to adopt the motion as outlined by Mr. Earl. Mr. Hawkes 
162 seconded the motion. Those voting aye: Gerald Crismon, James Hawkes, Madeline Komen, Murray Low, Mike 
163 Carpenter and Helena Kleinlein. The motion passed unanimously.
164
165 Vice Chair Komen asked Ms. Vargas to introduce Agenda Item 3.2: (click here for recording)
166
167 Agenda Item 3.2 is a request by J5 Infrastructure Partners for AT&T for the Planning Commission to recommend 
168 approval of the conditional use permit of a telecommunications monopole facility to be located on a field light on 
169 the East side of the football field at Timpanogos High School located generally at 150 East 1430 North in the R8 
170 zone.  
171
172 Staff Presentation: The applicant is proposing to replace an existing field light pole at Timpanogos High School 
173 with a 100’ tall monopole with a lightning rod. The field light bank would be re-installed at its current height (71 
174 feet) on the new pole. AT&T antennas and equipment would be installed at the top. The installation would also
175 include an equipment shelter to be built near the base of the monopole.
176
177  Monopoles are allowed to be placed in a residential 
178 zone given that it is place on a lot which is not used for 
179 a residential use, such as a school. Monopoles are 
180 required to be at least 115% of the poles’ height from 
181 any residential lot line. The proposed location of this 
182 monopole at Timpanogos High School is at least 225’ 
183 away from surrounding residential lots. The location of 
184 the proposed monopole at Timpanogos High School 
185 was selected by the applicant based on the need for 
186 service for this area. Since there is a light pole already 
187 at this location, the proposed monopole would be 
188 considered to be utilizing an existing structure per 
189 Orem City Code (22-13-9), which outlines the priority 
190 given to locations for wireless telecommunication 
191 facilities.
192
193 The proposed placement of this monopole requires a 
194 Conditional Use Permit for two reasons: height and the 
195 distance to an existing monopole. According to Orem 
196 City Code monopoles are allowed to be 75’ high, but in 
197 the circumstance of need for greater coverage or to allow for collocation the height may be increase up to 110’. The
198 applicant is requesting a pole of 100’. Per Orem City Code (22-13-11(D)), monopoles are to be placed 1000’ feet 
199 apart from each other. There currently is another monopole located on the East side of the football field at 
200 Timpanogos High School by T-Mobile, this pole is already at maximum capacity for telecommunications 
201 equipment. The proposed monopole is approximately 175’ from the existing pole, and will provide
202 future opportunities for collocation.
203
204 In considering the approval of a conditional use permit, the factors to be considered
205 are outlined in Orem City Code (22-4-4).
206
207 Recommendation: The Development Review Committee determined this request complies with the Orem City 
208 Code. Staff recommends the Planning Commission forward a positive recommendation to the City Council for the 
209 conditional use permit of an AT&T telecommunications monopole facility located on a field light at Timpanogos 
210 High School located generally at 150 East 1430 North in the R8 zone. 

211 Vice Chair Komen asked if the Planning Commission had any questions for Ms. Vargas.
212
213 Vice Chair Komen asked the applicant to come forward. 
214
215 Mr. Low asked if the new pole will allow for another provider to add additional equipment. 
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DRAFT - Planning Commission minutes for February 15, 2023

A complete video of the meeting can be found at www.orem.org/meetings
5

216
217 Jason Evans came forward and addressed Mr. Low’s question.  
218
219 Ms. Kleinlein asked if there was another site which could place the pole 1000’ from the existing pole on the site. 
220 Mr. Evans addressed Ms. Kleinlein’s question.
221
222 Vice Chair Komen called for a motion on this item. 

223 Planning Commission Action: Mr. Hawkes moved to forward a positive recommendation to the City Council to 
224 approve the conditional use permit for an AT&T telecommunications monopole facility located on a field light at 
225 Timpanogos High School located generally at 150 East 1430 North in the R8 zone. Mr. Low seconded the motion. 
226 Those voting aye: Gerald Crismon, James Hawkes, Madeline Komen and Murray Low. Those voting nay: Mike 
227 Carpenter and Helena Kleinlein. The motion passed, vote 4:2.

228 Vice Chair Komen asked Ms. Vargas to introduce Agenda Item 3.3: (click here for recording)

229 Agenda Item 3.3 is a request by the Neighborhood Improvement Team for the City to amend portions of Section 
230 22-6-10 Miscellaneous Regulations for Residential Zones pertaining to parking and storage of trucks, trailers and 
231 RVs and Section 22-14-7(B)(2) Supplementary Regulations, Conservation of Values in residential zones.
232  
233 Staff Presentation:  The Neighborhood Improvement Team requests the Planning Commission review and make a 
234 recommendation to the City Council to amend portions of Section 22-6-10 Miscellaneous Regulations for 
235 Residential Zones and Section 22-14-7(B)(2) Supplementary Regulations, Conservation of Values in residential 
236 zones to allow for parking on gravel surfaces/parking strips on residential property. 22-6-10 & 22-14-7
237
238 The change is requested due to the high cost of concrete and the challenging supply chain issues affecting the 
239 availability of concrete. The change is also being requested due to the number of residents that are already parking 
240 on gravel surfaces/parking strips on their property. Due to the sheer number, it is almost impossible to enforce the 
241 current codes restricting parking on gravel. Several City Council members have also requested this Code change.
242
243 The proposed ordinance amendment would limit the location of the gravel parking area and the depth of the gravel. 
244 The gravel parking strip must be maintained and free of weeds of any kind and no gravel shall cross onto 
245 neighboring properties. A concrete or other fixed barrier at least four inches tall shall be placed between a
246 neighboring property and the gravel parking strip if it is within three feet of the property line. A vehicle parked in 
247 the gravel parking strip may not block the clear view of the neighboring driveway. 
248

249
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A complete video of the meeting can be found at www.orem.org/meetings
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250
251 Recommendation: The Development Review Committee recommends the Planning Commission forward a 
252 recommendation to the City Council amending portions of Section 22-6-10 Miscellaneous Regulations for 
253 Residential Zones pertaining to parking and storage of trucks, trailers and RVs and Section 22-14-7(B)(2) 
254 Supplementary Regulations, Conservation of Values in residential zones.

255 Vice Chair Komen asked if the Planning Commission had any questions for Ms. Vargas.
256
257 Vice Chair Komen opened the Public Hearing. 
258
259 When no one came forward Vice Chair Komen closed the Public Hearing. 
260
261 Vice Chair Komen called for a motion on this item. 
262
263 Planning Commission Action: Mr. Hawkes moved to forward a positive recommendation to the City Council to 
264 amend portions Section 22-6-10 Miscellaneous Regulations for Residential Zones pertaining to parking and storage 
265 of trucks, trailers and RVs and Section 22-14-7(B)(2) Supplementary Regulations, Conservation of Values in 
266 residential zones. Ms. Komen seconded the motion. Those voting aye: Gerald Crismon, James Hawkes, Madeline 
267 Komen, Murray Low, Mike Carpenter and Helena Kleinlein. The motion passed unanimously.
268
269 Minutes: The Planning Commission reviewed the minutes from the previous meeting. Vice Chair Komen then 
270 called for a motion to approve the minutes for February 1, 2023. Mr. Carpenter moved to approve the meeting 
271 minutes for February 1, 2023. Mr. Hawkes seconded the motion. Those voting aye: Gerald Crismon, James Hawkes, 
272 Madeline Komen, Murray Low, Mike Carpenter and Helena Kleinlein. The motion passed unanimously. 
273
274 Adjourn: Vice Chair Komen called for a motion to adjourn. Ms. Komen moved to adjourn. Mr. Low seconded the 
275 motion. Those voting aye: Gerald Crismon, James Hawkes, Madeline Komen, Murray Low, Mike Carpenter and 
276 Helena Kleinlein. The motion passed unanimously. 
277
278 Adjourn: 5:30 p.m. 
279
280
281                                                                           
282 Ryan L. Clark
283 Planning Commission Secretary
284
285 Approved: 
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