Minutes of the Bicknell Planning & Zoning Commission
Tuesday November 19, 2024 7:00-8:10
Bicknell Town Hall, 64 West 100 North Bicknell UT

Welcome and call to order by Ellen Anderson.

Roll Call: Darci King, Jim Dudleston, Deanne Frazier, Connie Durfey, Ellen Anderson, Katie McDonald present.  

A motion was made by Katie McDonald to approve the October minutes.  The motion was seconded by Deanne and unanimously approved.

First item on the agenda:  Conditional use permit - Ron Rock for Wayne Community Health Center.

Ellen asked the committee members for their thoughts and concerns;

Katie didn’t think parking would be an issue and had been addressed.  It would only be maybe one patient an hour.   Katie asked if a conditional permit ‘runs with the land’.  Jim and Ellen said that if they sold, the new owners would have to obtain a conditional use permit for the new use.

Ellen stated that this is not changing the zone, just allowing a use in their existing zone that isn’t allowed under a standard residential zone.

Katie asked if there would be a compaction issue with the ground like what happened with the Blackburn building at the west end of town?  She said it shook everything for 2 weeks.  Jim thought that they would use a roller due to the size of the project.   Katie was also concerned about landscaping being that it is in a residential neighborhood.  She didn’t want it to hold up anything but thought a landscaping plan would be nice.   

Ellen brought up concerns about the flooding and whether they have a solid plan to ensure water still flows down the sides of the property as it does now.  She would like to have a condition attached to ensure flooding is addressed.  

Jim said that lighting should be listed as a condition since that is a concern of the neighbor.   Jim also said that if they are parking in the back at night, headlights can be very annoying.  Ron did state that they were going to move the privacy fence that currently sits between the Clinic and the new building to the west side of the new building.  That would resolve the headlight issue.

Ellen restated the voiced conditions;
Used as a medical facility
Landscape plan
Flood mitigation plan
Lighting that does not invade surrounding properties

Katie made a motion to approve the conditional use permit with the stipulations we have just reviewed.  The motion was seconded by Jim.

A roll call vote followed;  Connie Aye, Darcie Aye, Katie Aye, Deanne Aye, Jim Aye, Ellen Aye.

Next on the agenda is a building permit for Michael Ellett.   Michael’s brother was present and stated that Michael was building a ‘barndominium’ inside the existing structure.  

The plan is to build a 2 bedroom, 1 bathroom apartment at the back of that building which is 2 stories and approx. 1200 square feet total.    

Michael’s brother also stated that they have picked out a modular home that is planned to be placed on the property in the future.   He said the plan is to put the septic system in to accommodate both the apartment inside the barn as well as the modular home.   He said if they need to put in 2 septic systems they can.  He has 12 acres.

Katie asked that if they build this and then later build a house, does this become the ADU?  Jim stated that one of the structures would become the ADU if they were on the same property.   Jim looked up the ADU ordinance and it says an ADU can only be between 400 and 800 square feet in size.  This initial build would be too big to be classified as an ADU.     

The building inside the barn is 612 sq ft per floor so it is 1224 sq feet which is too large to be classified as an ADU.  The only way to add a modular to the property would be to subdivide this property into 2 separate lots which would require 2 separate septic systems.

It was stated that Michael wasn’t interested in changing the size of the current plan and would look at subdividing the property before adding the modular home down the road.  

Jim made a motion to approve the building permit for the barndominium as planned.  The motion was seconded by Deanne.  The motion was unanimously approved.

Extended Stay Land Use Ordinance

Definitions were changed to read:

Section 2. Definitions
Extended Stay Room: A hotel or motel room with a working kitchen, including a sink, a cooktop or range, and a bathroom that is assigned and rented for more than 30 days but not to exceed 60 days total within a 180-day period.
Extended Stay Guest: A person who contracts to occupy the premises of a hotel, motel, or short-term rental for more than 30 days but not to exceed 60 days total within a 180-day period. 
Transient Guest: A person who contracts to occupy the premises of a hotel, motel,  RV Park  or short term rental for 30 days or less. 
A person residing within Bicknell Town for a period of 60 days or longer in any 180-day period is not deemed a transient or extended stay guest under the Town Code.
Transient Lodging: A building, facility, or portion thereof, excluding inpatient medical care facilities and group homes, in which sleeping accommodations and sanitary facilities are offered to the public and intended for rental to a transient guest with daily or weekly charge. A transient lodging facility includes any unit, group of units, dwelling, building, or group of buildings within a single complex of buildings rented to a guest or guests for 30 days or less within any 180-day period, or which is advertised or held out to the public as a place regularly rented to Transient Guests. Transient lodging includes but is not limited to a hotel, motel, boarding house, short-term rental, dormitory, motor lodge, tourist court, RV Park or similar building or group of buildings.
Next agenda item is Commission Business
Ellen brought up our 2025 meeting dates and asked if anyone was interested in changing our dates to Wednesday or Thursday.   After some discussion it seems Tuesdays work the best for everyone so we will keep it the 3rd Tuesday of the month.
Ellen brought up that Brock from R6 was interested in having all the towns use a software program to process building permits.  This may be coming down the road.  
Member Reports
Katie asked about newsletter topics.  Ellen brought up the light parade.  Jim said we could do something on the timing of permits;  P&Z 3rd Tuesday of the month and Town Council the 1st Thursday.
Jim brought concerns about our Building and Zoning Ordinance in reference to Conditional use Permits.  Our ordinance has nothing about what is allowed as a conditional use.  He showed a sample of allowed uses from Nephi.  
Allowed conditional uses
Government offices/buildings
Medical facilities incl clinics/hospitals
Church, except temporary revival tent or buildings
Cultural, civic services
Public services
Public parks and recreation facilities
Public utility stations
Residential facilities for persons with a disability
Residential facility for elderly persons
Schools, public or private
Instructional academy, or home instructional academy
Model home sales office

Ellen will talk to the Town Council about this and possibly mending our ordinance.

The meeting was adjourned.      
