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Planning Commission May 7, 2025	

PLANNING COMMISSION MEETING
113 E CENTER
July 16, 2025
7 PM 
MINUTES



City Representatives Present:
Planning Commissioners Michael Mowes, Holley Baird, Ned Hansen, David Nielsen and Melinda Lee. City Administrator Marcus Allton, , Planning Assistant Melissa Jacobson.

Others Present:
David Fowles, 
Opening and Approval of Minutes
Prayer/Thought & Pledge of Allegiance – Commissioner Lee
Commissioner Lee offered a prayer, followed by the Pledge of Allegiance.
Approval of Minutes - from Planning Commission Meeting held June 18, 2025
Lee made a motion to approve the minutes as they were currently in the file. Commissioner Hansen seconded the motion. The motion passed unanimously.
Administrative Items

Public Hearings for the Following
New Ordinance for Gravel Pits
Marcus Allton, City Administrator, introduced the proposed ordinance addressing the regulation of temporary gravel pits within development projects. He highlighted the necessity of the ordinance given that while the state of Utah imposes stringent regulations on large-scale gravel mining operations, smaller-scale projects still required oversight at a local level.
Key Provisions:
1. Harvesting Rules: The ordinance establishes detailed guidelines outlining the exact conditions under which a project or development may harvest gravel at their site. It specifies that such procedures must align with local regulations and be synchronized with the development timeline to minimize environmental and community impact.
1. Material Use: The ordinance mandates that all gravel materials extracted must be utilized solely within the project site, explicitly banning any off-site sale or distribution. This ensures that the harvested materials directly benefit the specific project and minimizes disruption to the surrounding community and road networks.
1. Permit Requirement: Operations will require a specially developed permit, which is currently in the planning stage. This permit must be obtained and approved by the city council before the initiation of any gravel harvesting activity. The aim is to ensure accountability and that operations meet all necessary safety and environmental standards.
1. Annual Review: A mandatory yearly review process has been set up, requiring project re-evaluation and re-approval by the planning commission. This process ensures ongoing compliance with said ordinance and adjustment to any emerging best practices or changes in state law.
1. Renewal Conditions: The ordinance includes strict provisions that restrict the renewal of the permit if the temporary operation is found to be in breach of any ordinance provisions. This accountability measure ensures operations remain sustainable and community-friendly during their lifecycle.

Mayor Cox further clarified that the proposed ordinance aligns with existing practices where developers harvest and use on-site gravel exclusively for their project needs. This measure distinctly prohibits any off-site transportation or sale of the extracted gravel, ensuring that the materials directly support the developmental project and minimize the environmental impact and disruption to local roads. 
During the public hearing, Thayne Braegger sought confirmation on whether current developers adhere to this practice by using gravel within their own subdivisions. Commissioner Mowes affirmed that such practice is indeed being followed. Braegger then asked whether the ordinance permits future developers to transport gravel off-site. Commissioner Mowes reiterated that the ordinance firmly prohibits such actions, highlighting its core intent to restrict mining and the use of gravel strictly within the designated project area. This regulation is designed to maintain environmental integrity and community harmony by confining such activities to the project’s boundaries.
New Ordinance for Medical Cannabis
Marcus Allton introduced the proposed ordinance focused exclusively on regulating medical cannabis pharmacies. He noted that while state law imposes strict regulations on these pharmacies, municipalities have some flexibility to implement additional local controls.
Key Provisions and Discussions:
1. Scope and Purpose: The ordinance focuses solely on medical cannabis pharmacies, not extending to production or cultivation facilities. It seeks to create a structured environment for the operation of these pharmacies within municipal boundaries, aligning with state mandates yet allowing for local adaptation.
1. Spacing Requirements: The ordinance sets the maximum permissible distance from residential zones and community locations to ensure minimum impact on residential areas, complying with the upper limits allowed under state law. This consideration aims to address community concerns about the proximity of such pharmacies to sensitive areas.
1. Operational Hours: Regulations are introduced to align pharmacy operations with the local noise ordinance. The restricted hours aim to ensure community standards are maintained and that potential disruptions to local neighborhoods are minimized.
1. Signage and Advertising: The ordinance reiterates state code restrictions on signage and advertising, ensuring these pharmacies do not target minors or suggest recreational cannabis use. This includes adherence to existing state norms on how pharmacies may market and present themselves to the public.

During the public hearing, Amanda Ralphs raised a concern about the possible clustering of cannabis pharmacies and questioned whether there would be any limits to their concentration. In response, Marcus clarified that state law explicitly prohibits municipalities from imposing mandatory distance requirements between such pharmacies. This restriction significantly curtails the city’s ability to prevent potential clustering. To address a related query, Ralphs was reassured that the ordinance prohibits the establishment of cannabis pharmacies within residential zones, ensuring their placement is consistent with the directive to keep these businesses away from primary residential areas.
Mayor Cox underscored the importance of creating a robust regulatory framework to circumvent administrative challenges encountered by other municipalities. He stressed the necessity of establishing these guidelines proactively, long before application numbers increase. This strategic preemptive measure aims to forestall legal and regulatory hurdles when medical cannabis businesses begin applying for operational spaces within the city. Thus, the ordinance ensures the city maintains control over the integration of cannabis pharmacies into the community, aligning with overall urban planning goals and mitigating unforeseen complications.

New Ordinance for Gravel Pits
The commission dove into a detailed discussion on the proposed ordinance for temporary gravel pits. Commissioner Hansen kicked things off by calling for clearer language in the reclamation plans. He wants to ensure the ordinance lets developers shape the land to fit subdivision plans, especially when flattening steep areas for future builds without needing to bring it back to its original state. They also focused on defining what "off-site" and "development area" mean. It's crucial to make sure the harvested gravel stays within the outlined project boundaries in the site plan, so developers don't overextend their reach. They kept stressing how clear definitions are key to ensuring compliance, preserving community look and feel, and sticking to the ordinance's goal of using materials only on site. The aim is to nail down these terms to avoid any confusion or potential rule-breaking when projects get underway.
Commissioner Mowes made a motion to forward the temporary gravel pits ordinance to the city council with a favorable recommendation, including the edits discussed. The motion was seconded by Commissioner Hansen. The motion passed unanimously.

New Ordinance for Medical Cannabis
The commission delved into the proposed ordinance focusing on medical cannabis pharmacies. Key areas of discussion included the following:
1. References to State Code: The commission clarified the inclusion of state code references in the ordinance, especially regarding signage regulations. Alterations were necessary to ensure the ordinance accurately reflected state restrictions, particularly the restrictions outlined in Utah Code 4-41A-1104 regarding signage and advertising materials that appeal to minors or suggest recreational use.
1. Regulating Distances: The commission also addressed the council's capacity to impose distance regulations between cannabis pharmacies. It was noted that the state law prohibits municipalities from enforcing mandatory distance requirements between these facilities. This limitation was an essential consideration as it impacts local zoning and the potential clustering of cannabis pharmacies.
Commissioner Hansen moved to recommend the ordinance's approval to the city council, incorporating the changes discussed during the session.  Commissioner Lee seconded the motion The motion was passed unanimously. 

Discussion Items

Bi-Annual Moderate Income Housing Report
City Planner Machael Layton provided an in-depth update on the Moderate-Income Housing Report, emphasizing several critical updates and potential strategic shifts:
1. Rezone Data Enhancements: The report now includes a detailed breakdown of rezone statistics. This addition aims to offer a clearer and more comprehensive picture of housing changes and the city's adaptability to zoning needs and challenges, illustrating Hyde Park’s responsive measures to evolving housing demands.
1. Transition Zone Revisions: A potential modification is under consideration for the residential transition zone. This prospective change could significantly impact future housing strategies, refining the balance between residential development needs and urban planning goals. The report aims to assess the possible implications and benefits of such revisions thoroughly.
1. Submission Deadline: There is a keen focus on adhering to the submission deadline of August 1st for the state report. This ensures compliance with state mandates, facilitating transparency in how the city addresses moderate income housing issues.
City Administrator Marcus Allton further elaborated on looming actions and considerations critical for aligning local housing policies with broader state objectives:
1. State Consultation: The city intends to initiate discussions with state representatives on possibly moving from a bi-annual to a 3-year reporting cycle. The aim is to enhance efficiency and promote a more adaptive policy framework in response to evolving housing market conditions.
1. Review of Objectives and Strategies: An ongoing evaluation will bolster the city’s approach to modifying its housing objectives and strategies. Such efforts should ensure they accurately reflect the current housing landscape and trends, promoting a cohesive and strategic housing development blueprint for Hyde Park.
During the meeting, the commission's discussions yielded several important insights:
1. Effectiveness Concerns: Marcus highlighted the moderate impact the state's initiatives in Moderate Income Housing have had, with many cities like Hyde Park observing limited substantial shifts despite comprehensive efforts. This has led to considerations of alternative strategies that may yield more tangible outcomes.
1. State Focus Shift: There is a tangible movement away from emphasizing moderate or low-income housing. Instead, there's a new focus on promoting "starter homes" and assisting "first-time homebuyers." This shift reflects changing state priorities and aims to address more immediate housing affordability issues for potential homeowners.
Overall, the commission appreciated the meticulous efforts of the staff in ensuring full compliance with state requirements. Their precise preparation is instrumental in presenting a well-documented report that meets and exceeds mandated expectations. As challenges in moderate income housing continue to evolve, Hyde Park remains committed to refining its approaches while maintaining strict adherence to state guidelines.

Mowes inquired about whether the moderate-income housing report would need to be approved by the City Council. Marcus Allton clarified that while it has already been presented to the City Council, there is no requirement for a vote; the report is simply presented. Mowes then asked if the report could be made available to the public. Allton saw no reason against it being public facing. Mowes queried if there were any additional items the commission should address. Allton mentioned that the transition zone edit requires further discussion in future meetings. Ned Hansen made a motion to adjourn the meeting, which Melinda Lee seconded. The motion was approved by all members, and the meeting was adjourned at 8:11pm.



_____________________________________________
Melissa Jacobson
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