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HYDE PARK CITY
PLANNING COMMISSION MEETING
May 20, 2020
Minutes

PZ Meeting began at 7:00 pm, and was conducted by Chairperson Tiffany Atkinson. 

MEMBERS PRESENT
Chairman Tiffany Atkinson, Mark Lynne, Derek Grange, and Rachel Erickson

OTHERS PRESENT
Council Member Brandon Buck, PZ Secretary Melinda Lee, Mark Murray, Rusty Shelton, Alex Bearnson, Julie Latvakoski, Jack Nixon, and Dan Turner

PRAYER OR THOUGHT – Rachel Erickson
PLEDGE OF ALLEGIANCE – Tiffany Atkinson

APPROVAL OF MINUTES – May 6, 2020
Derek Grange made a motion to approve the Minutes as corrected from the Planning Commission Meeting held May 6, 2020. Mark Lynne seconded the motion. Tiffany Atkinson, Rachel Erickson, Mark Lynne, Derek Grange and voted in favor.  

BUILDING PERMITS ISSUED
Accessory Building	Ned Hansen                     	 	790 East 300 North
Home	                     	Sierra Homes Construction	882 East 630 North
Basement Finish 	Adam Graham                 		494 East 450 North
Solar                   		Niel Allen                      		245 North 840 East

CITY COUNCIL REPORT FROM May 13, 2020 


Planning Commission
May 20, 2020
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Council Member Brandon Buck reported on City Council Meeting held May 13, 2020:
1. Approved Police budget
2. Revised City budget
3. Voted to have Scott Archibald do an impact fee study
4. Approved Pine Meadows Preliminary Plat (changed to 2 cul-de-sacs)
5. Approved Nixon rezone (200 N 900 E)

PUBLIC HEARING FOR WAITE/NIXON REZONE REQUEST (Administrative)
· 
· Submitted by Wenden Waite and Jack Nixon
· 200 North 1100 East (Parcel ID: 04-001-0004)
· 18.25 acres
· Request rezone from Agricultural (A-1, minimum 1 acre lots) to Residential (RE-20, minimum 20,000‘ sq. lots)


Tiffany opened the Public Hearing.

Rusty Shelton handed out a document to the Planning Commission members. He lives nearby this project and has experience in building. If this rezone is approved tonight it will compromise negotiations. The current plat does not work. There is limited time for public input. There are examples around country where decisions were pulled back (due to COVID-19, electronic meetings). The rezone will reduce the value of his home by $75,000-$100,000 and increase traffic. He already has many ATVs. Privacy is another concern. The hiking trail will bring horses, dogs, and people. He will have to invest in a privacy fence. He is also concerned about voyeurism (hot tub). Rusty said he understands the city needs money. If the Commission votes tonight, it will take away the opportunity to negotiate. HPC needs commercial development. He helped with the North Logan Hospital and it had a “huge impact for good”. We need mixed community development. The City is only looking at rooftops. There are 3 homes that leave bright porch lights on all night long. “I am not happy.” He does not like the Bonus Density “kickback”. Who’s paying? I am. He is asking to delay the rezone to work out a good compromise. He also wants to know/understand the bridge project across the property at 1000 East. Real question: What is the vision of Hyde Park? Cramped seems to be objective – not in the best interest of citizens.

Julie Latvakoski  made comments at the last meeting. She has spoken out against RE-20 (smaller rezones) every time she knew about it. She also spoke out against it on the other side of town. I like Hyde Park because of the look, extra space. We want breathing room, our own and others. When we built, we took someone’s view away. We did our due diligence and looked at the zoning around us. We saw A-1 all around and expected that to stay. She believes it is true that property values will go down, calling it “uglifying of slope”. It needs to be more than just looking at houses; it is a whole different landscape. The property owner and developers will be making money at our expense. I am sympathetic to Hyde Park City needing the money. I am not sure, not had sufficient time to look at the numbers, but more drivers = more maintenance, downstream road possibly needs widening. This is not quite as simple as was presented 2 weeks ago. What about more police for growth of double the number of people per acre. She does not know all, or how it balances out. Like Shelton, she is in a position to purchase part of the land. She is kicking herself for not contacting Wenden Waite sooner. Wenden is now working only through Jack Nixon. She would like to keep portions as A-1. Please table this issue. Give us time, at least 2 weeks.

Mark Murray concurs with what was said. He is not against developing, but he would rather have the back of another’s home against his backyard than the front of someone’s home (as is on the hill right now).

Alex Bearnson  is working with Jack, trying to learn from him in this process. He and Jack had a good meeting with Rusty and Mark; he would like to meet with Julie. They want to address concerns, want it to work with everyone.  Regarding:
Appraisal – Alex would be surprised if it knocks the value of the home down. We want to increase values of homes and the community.
Traffic – He cannot help there.
Privacy – He does not want to “see Rusty naked in his hot tub”.
Lighting – Maybe we can do something to mitigate that.
Cramped, Zoning – Perhaps we can look at that.

In reality, we have to look at what makes sense - $300,000-$400,000 homes. People cannot afford larger homes and do not want to take care of larger lots. We could come in and ram rod this through, but we took into account the trail system. We want to develop a community. Jack has lived here a long time; he has not stopped people from using his land and the trails. We want to accommodate, make it a benefit to the community. We do not want this to be ‘shelved’. The rezone will not limit any negotiations, nor affect negotiations; we will still work with everyone.

Mark Murray – On Jack’s side, Mark would rather see this kind of (grassy) property developed than the large agricultural fields. Also while he likes the common trail, he is concerned about the security of his own property. He has helped large youth groups clean up the canyon; they took away 2 large dump trucks full. He does not want people perusing his personal property.

Jack Nixon admitted he did not hear everything, but he felt the vibes. First thought: he shared his own experience when he moved to Hyde Park. He bought what he thought was a wonderful place, for $40,000. When he moved in, neighbor Don Campbell came to welcome him, but warned him not to talk about anyone. “Everyone is related.” Jack shared his motorcycle shop story. It ended up as Don and Carol Johnson – “A great neighbor!” His Dad’s advice to him, “Son [Jack], he owns that property. Until you are rich enough to buy all that land, you have to let people do what they want with their property.” He had a misconception. It turned out to be a wonderful example. He [Jack] was mistaken about perception.

As has been expressed, we want to work with these people, but we do not want to stop the process. The land is for sale. They will have first right to buy it. It will not cost any more to them. This particular piece is not owned by Jack, they are just representing the owner. Please proceed; do not delay the vote.

Harry Latvakoski (980 East Canyon Road) acknowledged most of his concerns have been said. He is glad Jack’s neighbor worked out. Sometimes it does, sometimes it does not. The argument, ‘You can do what you want with your own property’ is not true with Planning and Zoning. It should be consistent. You should know what you are getting into upon purchase.

Tiffany closed the Public Hearing

CONSIDER WAITE/NIXON REZONE REQUEST (Legislative)
· 
Derek emphasized “This is not a Plat approval”. The trail must be developed no matter who owns the property. Regarding home value, Derek built in A-1 and expected to see his value go down with the new high school. It actually went up $100,000. Derek likes the look and feel of bigger lots on the outskirts of town. He also noted the only reason he could afford his home is because he helped build it, instead of using a general contractor.

[bookmark: _GoBack]Mark – If this goes ahead, whether rezoned or not, the concepts would change. If there are serious talks about buying property from Jack, it should happen immediately - before Jack puts more money into the project in general. Mark commended City Councils for resisting multiple family housing. Years ago, the Hyde Park Commons project was not approved. City Council knows once started, multiple-family housing keeps growing. Because of the RE-20 zone, apartments have been kept out. Mark feels very good about the decisions and the direction. The City is not really incorporated for that (large lots) type of housing. If you need lots of space, that is what the county is for. In the old part of town, we have a mix of lot sizes. City Council likes the old part of town and has tried to incorporate that into all of Hyde Park. It is not possible to have large lots and growth, too. Mark said the Master Plan is to think of the city as a whole. Smaller lots are more affordable. The state of Utah has mandated cities supply “moderate income housing”. If we only allow one-acre lots, the state can, and will, cut off funds.

Rachel reminded residents that Utah is short on housing in general, which causes prices to go up. That seems good until “my son goes to buy property”. The only way to mitigate high prices is through growth. It is uncomfortable, but necessary, to bring home prices down. The fact is, we are not keeping up with demand. We are in an ‘unhealthy market’. It is our job to mitigate that for the whole city. Regarding property values, Rachel said “it ebbs and flows”. Rachel admitted she likes the look of big acre lots. She cannot afford one herself, but appreciates other people’s properties to admire. Rachel noted the city can zone, but they cannot dictate the size of a home. Juniper Ridge did not end up being affordable housing.

Tiffany agreed with a lot of what Mark said. The reality is we are close to USU; Smithfield and North Logan are growing. Many are not able to afford houses. There is currently a BIG shortage of housing. With growth comes change. Even in her short 10 years here, Hyde Park has changed drastically. It will pace itself as demand changes. Those are some of the things we have to contemplate as we consider this rezone. She emphasized “We hear you; we understand your concerns.” She said approving the rezone still allows for negotiations. The owner should not be held back because others don’t want it. (Melinda noted if neighbors purchase additional land, it could still be zoned A-1 through a lot line adjustment.)

Mark responded to comments about pursuing commercial revenue instead of residential. Retail has changed dramatically. No longer are there store fronts. Retail expands from North Logan and Smithfield, but it will not enter Hyde Park until the number of rooftops increases.

Mark made a motion to forward the rezone approval to City Council. He hopes the neighbors can work with Jack quickly to save money on engineering. Derek seconded the motion. Tiffany Atkinson, Rachel Erickson, Mark Lynne, Derek Grange and voted in favor.  

CONSIDER AMENDMENTS FOR 12.250 AND 12.260 PUDs (Legislative)
Mark Lynne began the list with his latest suggested amendments:
1. 13.60.010 According to google, “double frontage” means bordered by 2 streets, not on a corner.
2. Public vs. private roads – What spurred conversation: Memory Lane. Public Works called for public water, but a private road. The combination did not work. Most PUDs have one connection at the gate. Mark believes all could be private except the water meter itself (not the pipes); same for sewer lines. If we go private, the city should not accept designs with through streets. Rachel imagines HOAs not wanting to own the water and sewer lines and roads. Mark noted the largest PUD allowed in Hyde Park is 35 homes. That is not enough contributors to save for large expenses like that. Derek had the same thoughts. Brandon asked about the cost of a water line break, including road repair. Mark and Derek agreed it is sometimes very expensive!
3. 12.30.040 Preliminary Plat, clarify rounding on the number of allowed lots. 
4. Change from “Conditional Use” to a permitted use as an overlay zone.
5. Delete “public transportation”
6. Section D. Setback table. Clarify front setbacks
7. F. Add “public streets”
8. J. Add “lots..that front an existing..city street”
9. N. Reference fence ordinance and clarify transition being a street.
10. Brandon wondered if we need to reference the process followed - same flowchart as for a Standard Subdivision.

Regarding Mayor Flint’s request to have HOAs submit financials to the city regularly, everyone agreed that was a bad idea; there should be separation. Tiffany found no city whose HOA reports to them. Rachel said both Providence and Hyrum do not touch HOAs. Chad Hill said the state regulates all HOAs. It should always be the developer who funds the HOA in the beginning. The City should stay out. CCRs should be submitted with final approval, but not reviewed for solvency. The City should have CCRs in house to providea copy upon request, but cities should not control, nor manage HOAs. The ordinance could require keeping the City informed of the name of the local President and a mailing address for billing. HOA must be established once 60% of the homes are sold. City does need proof of (1) a reserve account and (2) registration with the state. Mark asked about the developer funding the account up front.  All agreed to simply reference state code.)

The item was continued.


Meeting adjourned at 9:10 P.M.

_____________________________
Melinda Lee, Secretary	
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