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Planning Commission December 17, 2025	

PLANNING COMMISSION MEETING
113 E CENTER
December 17, 2025
7 PM 
MINUTES

City Representatives Present:
Planning Commissioners Michael Mowes, Melinda Lee, Ned Hansen, Charlene Williams, Heather Taylor, City Planner Machael Layton, Mayor Bryan Cox, Planning Assistant Colette Dursteler
Others Present: David Fowles, Thayne Braegger, Kelly Harmon, Ty Measom, Sherri Nate.
Prayer/Thought & Pledge of Allegiance – Commissioner Taylor
Commissioner led the prayer, followed by the Pledge of Allegiance.
Approval of Minutes from Planning Commission Meeting held November 19, 2025
Commissioner Melinda Lee noted she had submitted a small name spelling correction that should already be incorporated.
Commissioner Heather Taylor raised concern about the previous meeting's minutes, saying, "I briefly looked over them. I just asked the question if the developers were notified of the meeting last time, and I did not see that notation, but I just wanted to make sure." She explained that at the November meeting when they discussed water issues, no developers were present, and she had asked whether they were notified. Taylor recalled being told that notification was done through standard email procedures and state noticing requirements. She acknowledged, "It could be in there. There were a lot of minutes. You do a great job. You're right. You do a great job, but I just did not see it jump out at me."
City Planner Machael Layton offered to review the recording to verify this point. Taylor responded, "I think as long as you double check and add it, I'm okay."

Taylor made a motion to approve the minutes.  Lee seconded it. Motion carried unanimously. 

Planning Staff Report
City Planner Machael Layton began by reminding the commission about the extended timeline: "As a reminder, this is a longer month. Our next meeting will be on January the seventh." She confirmed that notices would be posted the same way, with email distribution of the agenda through the box link system.
Layton provided an update from the Development Review Committee (DRC) meeting held two weeks prior: "We've had quite a rash of folks developing lots, even running businesses without proper permits or approvals from the city. And so, DRC did discuss stop work orders, cease and desist, the authority by which those are issued, and at what point they go to litigation or, you know, are they prosecuted? Are they code enforcement cases?"
She explained that the city is working to establish a process for handling cases where people seek "forgiveness over permission," noting, "So that's our next thing to tackle at DRC."

ADMINISTRATIVE ITEMS

 Action Items
Gateway Phase 2 Plat Amendment
Machael Layton presented the Gateway Phase 2 plat amendment, explaining the project's history: "Once upon a time, this was a commercial subdivision, and that's why phase 2 of Hyde Park Gateway is coming in as a plat amendment." She clarified that this portion of the Gateway subdivision overlaps with the old commercial subdivision called Hyde Park Commons, requiring an amendment to convert part of Hyde Park Commons into Hyde Park Gateway Phase 2.
Layton showed the vicinity map, pointing out that this would be the second area for townhome construction. She emphasized the application's completeness: "They have no red lines. They have no outstanding items. They come to you today with a complete and fully supported application from DRC."
The entire subdivision had been approved through a development agreement in May 2024. Layton noted that the commission is no longer doing conditional approvals: "We're not doing contingent upon this or, you know, fixture engineering red lines. We're not moving applications through to the planning commission that still have red lines anymore."
When asked about any outstanding issues, Layton confirmed, "No, this is an application, again, that is fully complete and endorsed by DRC."
Motion: Commissioner Melinda Lee moved to recommend approval of the Gateway Phase 2 Plat Amendment. Commissioner Heather Taylor seconded. All voted in favor. Motion carried.

Link'd Sports Site Plan
Before beginning the presentation, Chair Mowes noted that Link'd Sports appeared on both the action items and discussion items portions of the agenda. Layton explained, "The applicant requested that he present state of the project… So, we made space on our agenda for that."
Layton began with the project history: "Originally, this building was a sports facility." She explained that the use had changed to manufacturing and was now returning to a sports facility after several years. The change from industrial to sports use (general commercial) required bringing the property up to current code standards, including site plan approval for their business license and building permit.
The main challenge was parking requirements. Layton stated, "General commercial requires 1 stall per thousand square feet of building." She detailed the struggle: "The first site plan we were given, the building was marked out at, I believe, 61,000 square feet. The latest one has it at 59,000 square feet."
The applicant had worked through multiple site plan versions, addressing engineering concerns about turn radiuses and backing space. To meet the 119-stall requirement, they had to utilize indoor parking within Building 2, which the building department had approved as meeting indoor parking requirements.
Layton discussed a proposed concession: "The concession that we talked about most recently was allowing 5 spaces in exchange for this bus stop up here on the corner." She had spoken with Cache Valley Transit, who were "in favor of adding stops and possibly getting a route around the edge of town that could loop into Smithfield."
The interlot connection requirement became a point of discussion. Layton noted that the applicant had removed three parking spaces where the connection was supposed to occur. The applicant had raised concerns about maintaining control over their parking if forced to connect to the adjacent property.
Ty Measom, the applicant, came to the microphone and provided additional context. He clarified the parking requirements: "You said manufacturing was 1 stall per thousand… Commercial is 2 stalls per thousand." He explained that if the manufacturing standard still applied, "we wouldn't have any issues."
Regarding the interconnection, Measom expressed frustration: "It just seemed like a really odd thing because… when they did the subdivision or the industrial part, they didn't have them do it. When they built the sports park, it wasn't put in. And when I bought the building 15 years ago, it never came up." He argued it would be counterproductive: "We don't want our people parking over on the gym. We don't want their people parking on ours. So even if it went with the time and expense… I would probably end up just having to chain it and sign it."
Measom confirmed he had contacted the neighboring property owner, the Carlsons, who "were like, no. We don't want to connect those parking lots."
When asked about the building's use, Measom clarified: "This is it's just a turf field that's still it's a soccer field, multiuse soccer ball… it's private. It's more of a private training facility for teams." He anticipated the primary usage hours would be "3 o'clock to say midnight" with heavier use in winter months.
Regarding future plans, Measom explained Phase 2 would involve Building 2: "We're anticipating basketball, volleyball primarily in that. So that'll be a court space. And so that's where you could get some tournaments."
Several commissioners expressed support for bicycle racks and the bus stop concept. Commissioner Melinda Lee stated, "I love the idea of a bicycle rack and the bus stop. And yeah, I don't think we need that connection there either." She reflected on the original intent of commercial connections but acknowledged this situation as an unintended consequence.
Lee also noted the availability of street parking as overflow and emphasized the need to update the parking ordinance: "We've known that for a long time. We just don't know what to update it to."
Chair Mowes suggested that once operational, the facility could conduct its own parking study to justify future phases rather than relying on comparable facilities elsewhere.
Motion: Commissioner Melinda Lee moved to recommend approval of the Link'd Sports site plan. Commissioner Heather Taylor seconded. All voted in favor. Motion carried.




Mora Short Term Rental Site Plan

Machael Layton presented the Mora short-term rental (STR) site plan located in the R-2 zone off 300 East, with Center Street to the south. She showed a hand-drawn site plan, noting it was "analog" and "old school."
Layton explained the requirements: "In our short-term rental code under number under letter b number 4, it just says, here's what the application has to include. Site plan that shows off street parking areas related to the home."
The site plan showed a garage that could accommodate 2 cars and a driveway that could fit 4 more vehicles. Layton confirmed it was "a pretty good-sized driveway cement" and that the application "meets all of the terms of short-term rental application."
She emphasized: "This applicant has not been operating illegally. This is not a code enforcement case… This is a legit application to be a legit short-term rental."
Commissioner Heather Taylor asked, "Does he live there now?" When Layton confirmed yes, Taylor followed up, "And is he moving out then?" Layton responded, "That's not a question on the application."
Taylor then inquired about neighbor notification. Layton explained that notices go out for businesses requiring conditional use permits, like daycares, but "for home occupations or home-based businesses… this is equivalent to a home occupation."
Commissioner Melinda Lee pointed out, "The fact is we allow short term rentals. So, if we don't like them we shouldn't."
A discussion ensued about the need to revise short-term rental regulations. Layton reminded the commission of their previous discussion: "The feedback we got from planning commission was that we only have 1 or 2 so it's really not that big of a deal." However, she warned that all approved townhouses in the MX zone could become short-term rentals, and currently STRs can be "in any residential zone."
Commissioner Charlene Williams expressed concern: "I would like to see it limited to x amount in certain proximity so that you don't end up with a whole bunch on 1 street or a whole bunch in 1 area." She worried about the smaller units becoming rentals: "You could have a non-owner occupant that could turn it into rental or short-term rental or an Airbnb, or you could end up with a whole bunch of rentals."
Chair Mowes clarified the application details, asking whether they were approving the entire house or just the basement as an STR. Layton explained: "He wants to do the entire house… As 1 unit. Because you can only have 1 unit… His choices are to live in the house and rent out the basement or not live in the house and rent the whole thing."
Commissioner Melinda Lee disclosed, "This is my neighbor. It's in my backyard, and I'm about to vote for it." She joked about her family potentially staying there for holidays.
Motion: Commissioner Melinda Lee moved to recommend approval of the Mora short-term rental site plan. Commissioner Ned Hansen seconded. All voted in favor. Motion carried.







Discussion Items
Link'd Sports Site Plan, Ty Measom-Owner
Ty Measom returned to discuss future plans for his facility. He explained his request for a reduced parking ratio of 1.5 stalls per thousand square feet for the entire complex, citing three comparable warehouse-to-sports facility conversions along the Wasatch Front. He referenced code section 12-70.03, which allows conditional use permits for businesses not specifically mentioned in the code.
Measom clarifying this would apply to both buildings once Phase 2 begins. He noted, "Once we get into building 1 then we'll move on to building 2 and I'll be seeking this 1.5 for the whole complex building."
Commissioner Ned Hansen advised: "Right now, I think you got a win going to be able to pull this off for your phase 1… to get to the next thing with different numbers, that's got to be a code change. That's going to take more time. So, you want to take your win so you can get this thing open right now."
Hansen reflected on the broader issue: "Speaking from all of our codes in general, some of them, they people just took shots on numbers, pulled them from other codes… And when you try to do 1 code to do all, then that's where you get in this thing."
Measom provided more detail about the facility's anticipated use, explaining it would serve high school teams lacking practice space, particularly girls' softball and lacrosse teams. He emphasized the facility would address the needs created by late springs when outdoor facilities aren't available.
The discussion concluded with acknowledgment that Phase 2 would require code changes to accommodate the different parking ratios needed for varied uses within the sports complex.
Future Items
The commission engaged in an extensive discussion about priorities for future code amendments and reviews.

Short-Term Rentals: Multiple commissioners expressed urgency about addressing STR regulations. Commissioner Charlene Williams asked whether implementing proximity restrictions might incentivize unlicensed operators to get licensed quickly to secure their spots. Commissioner Heather Taylor shared that she knew of an area where implementing such restrictions did motivate people to apply: "They wanted their application, and they only allowed first come, first serve, and they capped it."

Parking Ordinance: Commissioner Melinda Lee emphasized parking as urgent: "It's that's the most expensive land use there is out there parking. We require people to pave it and that's an expensive use." She expressed theoretical support for shared parking concepts but acknowledged practical challenges: "I know you're putting that on neighbors to work that out together. Well, your customers dripped oil and mine are clean."

Animal Ordinances and Nuisance Definition: Commissioner Heather Taylor raised the need to address animal codes and nuisance definitions: "Hyde Park has grown, and so we do need to… I don't know how we put that on or what we do, but I just don't want that to fall behind."
Machael Layton suggested using the upcoming well-being survey to poll residents about animal preferences: "What do the people want? Are we in, are we a no pets town? Are we a pets inside only town? Are we a Is it Lord of the Flies and all the goats get a roam free?"
Process and Timeline: Commissioner Ned Hansen suggested addressing one topic per meeting: "As soon as the staff is able to put together a package, we should shoot for maybe 1 per meeting." He also mentioned potential collaboration with City Council's planned monthly learning sessions.
The commission discussed various workshop formats, with Commissioner Charlene Williams preferring coming early on regular meeting nights rather than additional sessions. They noted the next fifth week wouldn't occur until April or May.
Layton acknowledged the complexity of updating ordinances, particularly given historical context: "Marcus and I have been having some lively discussions about there has to be a reason this is in here… What are we undoing if we undo these?"
Adjourn
Motion: Commissioner Melinda Lee moved to adjourn. Commissioner Heather Taylor seconded. All voted in favor. Motion carried.
The meeting adjourned at approximately 8:00 PM.
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