
 
 
Mayor Bryan Cox
 
PC Chair 
–
 
Michael Mowes
 
Commissioner 
 Holley Baird
 
Commissioner Ned Hansen
 
            Commissioner Melinda Lee Commissioner Charlene Williams
 
 



Hyde Park City Planning Commission
Council Chambers 113 East Center
September 17, 2025 

Meeting minutes
Call to Order & Take Roll
Chair Michael Mowes called the Planning Commission meeting to order on Wednesday, September 17, 2025, at 7:00 PM. All planning commissioners were present, including new Commissioner Charlene Williams, who had completed the training required.

Others in Attendance
Heather Taylor and Thayne Braegger
Opening Remarks
Chair Mowes welcomed everyone and expressed gratitude for all commissioners being present. He introduced and welcomed new Commissioner Charlene Williams to her first meeting.
Commissioner Ned Hansen offered an invocation and led the Pledge of Allegiance.
Approval of Minutes
Commissioner Melinda Lee moved to approve the minutes from the September 3, 2025, meeting as presented. Chair Michael Mowes seconded the motion. The motion passed unanimously.
Approval of Agenda
The agenda was approved as presented.
Planning Staff Report
City Planner Machael Layton reported that two commissioners had submitted their Open and Public Meetings Act certificates. She requested that the remaining commissioners complete the training and submit their certificates to be in compliance with state code.
Action Items
None.
Discussion Items
Consider Revisions to the Land Use Code: Title 12, Chapter 40
City Planner Layton presented proposed changes to Title 12, Chapter 40 regarding the Development Review Committee (DRC). The changes included adding language that any money spent by the DRC should be accounted for in the annual budget. Additionally, she proposed striking Section 12.40.60 regarding record of proceedings filed with the city recorder. She explained that DRC records would instead be kept with the application they pertain to, making it easier to locate specific requirements when needed.
This change aligns with previous discussions about modifying the DRC's authority, so they don't need to have noticed public meetings, allowing for more timely processing of applications, particularly business licenses that require site plan approval.
Commissioner Ned Hansen asked whether the membership section should clarify if the listed DRC members are a minimum or if others could be added. He suggested adding language such as "shall include but is not limited to" or similar wording.
City Administrator Marcus Allton noted his only concern would be preventing political motivations for inserting certain people into the process. Staff agreed to discuss the matter with the city attorney to determine best practices.
Consider Revisions to the Land Use Code: Title 13, Chapter 10, Section 65
City Planner Layton presented revisions to Title 13, Chapter 10, Section 65 of the subdivision chapter. The changes would add provisions requiring a survey, title report, and owner-agent agreement with every application. The purpose is to ensure complete applications that can be checked for ownership changes, liens, easements, and correct property descriptions from official surveys rather than just written descriptions.
Commissioner Williams asked for clarification on the title report requirement, and Layton confirmed they want a current preliminary title report that verifies property ownership and any encumbrances.
Additional changes included reformatting and revising the application process. Currently, the code requires payment at the time of application, which vests the applicant and starts the regulatory clock for review timeframes. The proposed change would have the zoning administrator or designee first verify the application is complete before requesting payment. This prevents collecting fees for incorrect application types and refunding money, while ensuring applications are complete before the review clock starts.
The commissioners discussed the language in section (f) regarding application validity, specifically the phrase "reasonably timely manner" being open to interpretation. City Administrator Allton explained they weren't changing the content of this section, just rewording it to make it clearer while still matching the state's equally vague language. He noted the state legislature may address this definition in their upcoming session.
Several commissioners expressed concern about the vague "reasonably timely manner" language. Commissioner Mowes suggested defining what "timely manner" means or adding references to specific timeframes in other sections of code. After discussion, staff explained that different applications have different timeframes in various code sections, and that when approval letters are sent, they include the specific expiration date for that approval.

Consider Repeal of Title 12, Chapter 30, Section 30 of the Land Use Code
City Planner Layton recommended repealing Title 12, Chapter 30, Section 30, which encourages property owners to split lots through deed recordation at the county level without city approval. This has resulted in the creation of undevelopable parcels throughout the city. When property owners later attempt to develop these parcels, they often discover they need to add infrastructure like roads, sidewalks, and utilities, which they are reluctant to do after the fact.
Layton noted that she and the City Administrator had arranged with the county to be notified when deeds are recorded in this manner, but the county will not stop the practice as they won't check each city's code. She explained that state code now requires municipality sign-off before boundary line adjustments can proceed, which helps address the issue.
Commissioner Lee provided an example of a resident looking to purchase a horse pasture behind a property, which would create a non-conforming lot without adequate frontage. Layton assured us that there are proper ways to accomplish property divisions, whether through rezoning, minor subdivisions, or easements, that avoid creating landlocked or non-conforming parcels.
Staff indicated they plan to modify the minor subdivision process to accommodate legitimate property divisions for inheritance or other purposes without creating problematic parcels.

Consider Revisions to the Land Use Code: Title 12, Chapter 30, Section 190
City Planner Layton presented revisions to Title 12, Chapter 30, Section 190 regarding Accessory Dwelling Units (ADUs). The proposal would strike the requirement for conditional use permits for both attached and detached ADUs. She explained that requiring a conditional use permit for something allowed by state code and city ordinances is cumbersome and wasteful for both property owners and the city.
She suggested that the appropriate approach would be to strengthen the development standards for ADUs rather than requiring the conditional use process. Commissioners agreed with removing the conditional use requirement while potentially enhancing the ADU ordinance provisions.
Commissioner Lee mentioned that the 1,000 square foot size limit for ADUs was originally intended to prevent owners from using smaller existing homes as ADUs while building larger primary residences in the back. Discussion ensued about how some property owners find ways to circumvent size limitations.

Consider Revision to the Land Use Code: Title 12, Chapter 10, Section 60
City Planner Layton presented a revision to Title 12, Chapter 10, Section 60 regarding site plans. The proposal would strike the word "multifamily" from the requirement for residential uses to have site plans, ensuring that all residential uses have some form of site plan review.
She clarified that the intent is not to make every resident go through the DRC for site plan approval, but to ensure that developments with complex issues like infill, slopes, drainage, and stormwater management receive appropriate review when needed. The change aligns the land use code with current practice, as building permits already require site plans.
Commissioners discussed whether accessory buildings were covered (they would be as part of residential use) and whether institutional uses were included in the list (confirmed they are item #6 in the code).

Consider Revisions to the Land Use Code: Title 12, Chapter 10, Section 35
City Planner Layton presented revisions to Title 12, Chapter 10, Section 35 to change references from "development plan review" to "site plan review" to match current practice. She explained that when she started with the city, she found confusing terminology around development plans, development review, and development agreements, but the actual process being referenced is site plan review.
The change would also remove the specification of "commercial and industrial" to instead refer to the site plan review ordinance, which lists all uses requiring site plans. This makes the code clearer and ensures it reflects actual practices.

Consider Revisions to the Land Use Code: Title 12, Chapter 10, Section 40
City Planner Layton presented revisions to Title 12, Chapter 10, Section 40, which would add requirements for title reports, surveys, and owner-agent agreements to land use applications, like the changes proposed for subdivisions. The change would also implement the process of determining application completeness before collecting fees.

Consider an Amendment to the Land Use Table Removing the Permitted Use of Short-Term Rentals from the MX, R5 and RT Zones
City Planner Layton initiated a discussion about short-term rentals, which are currently permitted in all residential zones including mixed-use (MX), R5, and RT zones. She noted that the city has discussed short-term rentals in development agreements for townhomes and asked whether the commission wanted to reconsider where these uses should be allowed.
Layton explained that the land use table currently shows short-term rentals as permitted with specific conditions (P*) in all residential zones. She shared her experience in Moab where short-term rentals significantly impacted housing affordability for local workers like teachers, police officers, and city employees.
City Administrator Allton reported that the city currently has four legally operating short-term rentals with proper business licenses and annual inspections, with another 4-5 operating illegally. One cease and desist letter had been issued that day.
Commissioners discussed various approaches to regulating short-term rentals, including:
1. Limiting the total number allowed in the city (similar to alcohol licenses)
1. Restricting them to certain zones
1. Creating more robust standards and requirements
1. Considering the impact on affordable housing, particularly on townhomes
1. Differentiating between renting a portion of a home versus the entire property
Commissioner Williams noted that corporate landlords buying properties for short-term rentals can remove units from the affordable housing market and create a more transient population. Commissioner Lee expressed concern about undermining the purpose of approving townhomes as affordable housing for young families.
The consensus was to maintain the current land use table designations for now but to develop more comprehensive regulations for short-term rentals in the future. Commissioners also noted that the ADU section of the land use table needed updating to change conditional use permits to permitted uses in accordance with state law.
Future Items
City Planner Layton informed the commission of upcoming items:
1. Berry Hollow Ridge Rezone - City Administrator Allton explained that during the subdivision process, a boundary line adjustment created parcels with agricultural zoning in the middle of an R2 zone. The rezone would correct these zoning inconsistencies.
1. Minor Subdivision Ordinance - To replace the section being repealed regarding parcel division.
Chair Mowes also mentioned his interest in discussing the transition zone and potentially adding another option within that zone for PUD-type lots without age requirements, focusing on smaller homes on smaller lots for first-time homebuyers. City Administrator Allton confirmed this was on their list of future projects.

Michael Mowes acknowledged a citizen (Heather Taylor) and asked if she had anything she would like to inquire about. Heather mentioned the need for a contact to get street/stop signs replaced and expressed interest in keeping updated on city items/plans. Marcus Allton will follow up with Heather for the contact information. 
Adjourn
Commissioner Ned Hansen moved to adjourn the meeting. Commissioner Lee seconded the motion. Motion passed unanimously.

Meeting adjourned at 8:20 pm


_____________________________________ 
Colette Dursteler
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