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City of Hyde Park
Planning Commission
Meeting minutes
April 15, 2026
7:00 pm

Call to Order & Take Roll
Commission Chair Lee called the meeting to order at approximately 7:00 pm and took roll. All commissioners were present: Heather Taylor, Michael Mowes, Charlene Williams, and Ned Hansen.

City staff present
City Planner Machael Layton, City Administrator Marcus Allton, Planning Assistant Colette Dursteler

Others present
Bryan Cox, Sherri Nate, Blaine Hamblin, Tiffany Atkinson, (2 unnamed USU students)

Opening Remarks
Chair Lee announced that Commissioner Michael Mowes would give the opening remarks for the evening.
Commissioner Mowes offered an invocation and led the Pledge of Allegiance.

Approval of Minutes
Chair Lee noted she had one small addition regarding the meeting start time, which Colette had already addressed.
Commissioner Hansen moved to approve the minutes as presented. Commissioner Mowes seconded. The motion passed unanimously.

Planning Staff Report
City Planner Machael Layton provided a report on her attendance at the American Planning Association Utah Chapter Conference. She highlighted four key classes:
Planning Commission Meeting Management: The conference encouraged taking a deep dive into bylaws to ensure they're current and properly understood. They recommended adding an agenda section at the beginning of meetings for ex parte communications and conflict of interest disclosures. They also suggested dividing agendas into administrative and legislative items for better public understanding.
Code Enforcement: The session emphasized that code enforcement is everyone's responsibility - a "see something, say something" approach where all departments should be aware of code compliance issues.
Water Conservation: Given potential state requirements for water conservation efforts, they encouraged creating community-based conservation committees rather than having conservation directives come solely from staff or elected officials. They also recommended adding water impact sections to staff reports for all applications.
Land Use Law and New Legislation: Senate Bill 284 requires local government officials to complete an ethics course entitled "Ethics for Local Government." Layton will facilitate this training for commissioners who haven't completed it.
Chair Lee expressed strong support for the community-based water conservation committee idea, sharing an anecdote about how even well-publicized drought conditions didn't translate to public understanding of the need for water conservation until the city issued direct communications.

Action Items
Plat Amendment for Mountain Gate Subdivision
Chair Lee announced they would address this item first, switching the order from the agenda. 
City Planner Machael Layton explained that the applicant was present and provided background on the situation. Two parcels in the same subdivision but different phases had created complications when property owners attempted a land exchange through deed recordation without realizing they needed a plat amendment.
Blaine Hamblin from Heritage Land Development explained that a builder had placed one house too close to the property line, violating setback requirements. Both neighbors agreed to the property exchange to resolve the setback issue rather than requiring the home to be moved or rebuilt.
The commission discussed how such errors occur. Commissioner Taylor asked about the breakdown in the process. Staff explained that building inspectors trust surveyor stakes and aren't licensed surveyors themselves. When they catch violations, they require corrections - sometimes requiring foundation removal and rebuilding.
Commissioner Mowes noted they were fortunate to have cooperative neighbors willing to work together on a solution.
Motion: Commissioner Mowes moved forward a positive recommendation to city council for approval of the amendment to Mountain Gate subdivision lots 112 and 104 based on the facts listed in the staff report. Commissioner Williams seconded. The motion passed unanimously.

Public Hearing for Ordinance 2026-02 to Amend Business License Ordinances
Before the staff report, Commissioner Mowes expressed concern about why the planning commission was reviewing this item rather than having it go directly to city council. City Planner Layton acknowledged this was her decision because business licenses have land use sign-off requirements, though she agreed it could have gone directly to council.
Layton explained that state code allows municipalities to regulate home-based businesses only when they create material impacts beyond normal residential use. Municipalities cannot charge fees for home-based businesses without material impact but can charge administrative fees if property owners voluntarily request licenses.
The ordinance establishes the framework for identifying home occupations with and without impact, determining when fees can be charged, and adding specific cases for businesses like swim lessons. Most content is copied directly from state code.

Chair Lee opened the public hearing. 
No one came forward to speak.
Chair Lee closed the public hearing.

During commission discussion, several concerns were raised:
Commissioner Hansen questioned the definition of "material impact," suggesting it was too vague for property owners to understand whether they need permits. The definition simply stated that having patrons visit premises creates material impact, without specifying thresholds.
Commissioner Taylor and others discussed practical examples, noting that one occasional client versus twenty cars throughout the day represents different impact levels. However, the vague state code definition was intentionally adopted without modification.
Staff clarified that extreme cases could be addressed through existing code provisions about commercial operations in residential areas. The intent is to make home-based businesses easier while protecting neighborhoods from truly problematic operations.
Motion: Commissioner Mowes moved to recommend city council approval of the ordinance. Commissioner Taylor seconded. The motion passed unanimously.

Public Hearing for Ordinance 2026-05 Use Table
The land use table seems to be complex at 18 pages. City Planner Layton offered the option to open the public hearing and leave it open until the next meeting to allow more time for review and public comment.
Layton provided an extensive explanation of the changes using both digital red lines and analog comparison documents. The major categories of changes included:
Housekeeping and Organization:
· Changed "discussion item" to "uses by zoning district"
· Moved misplaced uses to correct categories (fruit/vegetable stands and stables from residential to appropriate categories)
· Moved agriculture and food production from commercial (where not permitted) to industrial (where permitted)
Planned Unit Development Column Removal: PUD isn't a zone but an overlay that should follow underlying zoning rules. Replaced this column with "use specific standards" referencing relevant code sections.
Conditional Use Permit Reductions: Changed many conditional uses to either permitted or not allowed, with revised development standards for permitted uses. Examples include daycare, which has extensive state standards and doesn't require conditional approval.
New Additions:
· Data centers (not allowed due to water concerns)
· Resource extraction including gravel, oil, gas and water (industrial use, not allowed)
· Detention centers, jails and prison facilities (not allowed in institutional/public zones)
· Wind, solar and power plants (not allowed in institutional/public zones)
Removed Items: Boarding houses and lodging houses were removed from residential zones, though space remains if the commission wants to restore them.

Chair Lee opened the public hearing
No public comment.
Chair Lee closed the public hearing

Commission discussion focused on formatting and review challenges:
Commissioner Williams and Hansen noted difficulty reviewing the table due to formatting.
Commissioner Hansen suggested defining "data center" more specifically, perhaps with utility requirement thresholds to distinguish from small residential setups.
Commissioner Mowes asked about default treatment for unlisted uses. Staff confirmed that unlisted uses would not be allowed, and this needs to be clearly stated in the code since state law defaults to allowing unlisted uses.
The commission agreed that the table needed formatting improvements for easier review.

Motion: Commissioner Hansen moved to table the item until the next meeting. Commissioner Williams seconded. The motion passed unanimously.

c. Public Hearing for Ordinance 2026-06 Land Disturbance Ordinance
City Planner Layton explained this ordinance creates a framework for legitimate grading and infrastructure permits currently required for large dirt disturbances or subdivision infrastructure installation. Previously, no permits were required for such work.
The ordinance starts small but will grow with future additions addressing building on slopes, retaining walls, and related safety concerns while balancing property rights and neighborhood protection. Key features include a new definition of "structure" and procedures for land use applications involving grading and infrastructure.

Chair Lee opened the public hearing.
No public comment.
Chair Lee closed the public hearing.

Commission discussion revealed several concerns and suggestions:
Purpose and Authority: Commissioner Mowes mentioned section three as too vague, which gives city engineers discretionary authority over activities posing "unique threats" to water quality, air quality, public health or safety. He stated this created uncertainty for property owners and lacked clear standards for enforcement.
Staff acknowledged the language could be more specific and suggested tying it to established standards like water source protection zones, county air quality standards, or floodplain buffers. The intent is to address extreme cases while having legal backing for enforcement.
Scope Concerns: Commissioner Williams noted that section eight appeared overly broad, potentially requiring permits for all grading and fill activities on every lot. Staff clarified this applies only to work without existing building permits, since grading is included in building permits.
Practical Applications: The ordinance addresses situations where developers want to move dirt before obtaining building permits, or where work occurs outside the normal permitting process. It also provides enforcement tools for problematic excavation activities.
Mayor Cox suggested identifying sensitive slope lots during development approval, so buyers know about restrictions upfront, rather than requiring individual engineer consultations.
Commissioner Williams recommended adding specific exceptions for properties with existing building permits to clarify the ordinance doesn't create double permitting requirements.
Motion: Commissioner Taylor moved to recommend city council approval of the ordinance. Commissioner Mowes seconded.
Amended Motion: Commissioner Williams moved to amend the motion to recommend approval conditional upon adding language under section eight excluding properties with existing building permits from requiring additional land disturbance permits. Commissioner Taylor seconded the amended motion. The motion passed unanimously.


Discussion Items
Modifications to the MXD Zone using the Temporary Zoning Ordinance provision
Staff explained this discussion relates to the temporary land use regulation provision (moratorium) discussed in the workshop. The question arose from recent rezoning requests where commercial properties were rezoned to mixed-use (MX), raising concerns about losing too much commercial land.
The city currently lacks a multi-family residential zone allowing only townhomes or small apartments without commercial requirements. Many MX developments struggle with the commercial component, particularly smaller developments where developers are uncertain whether to build one large commercial building or multiple small ones.
This uncertainty leaves portions of developments in question and makes it difficult for developers to commit to residential units (rooftops), which the city needs to support eventual commercial development.
The commission discussed whether to include MX modifications in upcoming code updates:
Arguments for Keeping Commercial Requirements:
· The city needs commercial development
· Concern about giving away prime commercial land
· Preference to see how current approved MX developments perform before making changes
Arguments for Flexibility:
· Keeping it as an option to reduce development agreements
· Financing challenges for mixed-use projects
· One approved development expired due to inability to secure commercial partners
Alternative Approaches:
· Allowing non-commercial multi-family only with owner-occupancy requirements via deed restrictions to prevent investor speculation
· Discussion of modifying the transition zone for first-time homebuyers instead
· Consideration of partial rezoning for long parcels with different access points
The commission generally agreed to keep MX modifications as an option for the upcoming code review process, with final decisions to be made during that process.


Future Items
The next meeting was moved from May 6th to May 20th, 2026, due to multiple commissioner conflicts


Additional Discussion
Potential Gravel Pit Concerns
Mayor Cox informed the commission that North Logan had notified him of property owners pursuing gravel pit applications for properties near Circle Bar or Blue Sky developments. Circle Bar is in county jurisdiction while Blue Sky is in Hyde Park city limits.
Commissioner Mowes explained his previous research with the state ombudsman's office confirmed that new gravel pits are not permitted uses in areas where they're prohibited by zoning, despite state protections for existing operations.
The commission discussed potential impacts on city streets and safety, with suggestions for transportation plan modifications to limit commercial vehicle weights on residential roads. However, staff cautioned against creating ordinances in reaction to single issues.
The discussion highlighted the need for proactive planning to address potential commercial operations that could impact city infrastructure and residential areas.


Adjourn
The meeting adjourned after the comprehensive discussion of all agenda items and the additional gravel pit concerns raised by the mayor



______________________________________________________________________
Colette Dursteler
Planning Assistant
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