





Planning Commission Meeting
March 3, 2021
HYDE PARK CITY
PLANNING COMMISSION MEETING
March 3, 2021
Minutes

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

MEMBERS PRESENT
Chairperson Tiffany Atkinson, Derek Grange, Mark Lynne, Trent Hagman and Rachel Erickson 

OTHERS PRESENT
Acting Mayor Charles Wheeler, Councilmember Brandon Buck, PC Secretary Melinda Lee, Kevin Hunt (Murdock), Katie & Kenneth Bell, Andy Bentley, Clark Rigby, and Jim Flint

PRAYER OR THOUGHT – Derek Grange
PLEDGE OF ALLEGIANCE – Trent Hagman

APPROVAL OF MINUTES – February 17, 2021
[bookmark: _Hlk47547675][bookmark: _Hlk44523802][bookmark: _Hlk65693368]Rachel Erickson made a motion to approve the Minutes as written from the Planning Commission Meeting held February 17, 2021. Derek Grange seconded the motion. Tiffany Atkinson, Derek Grange, Mark Lynne, Trent Hagman and Rachel Erickson voted in favor. 

BUILDING PERMITS ISSUED


Draft

Planning Commission
January 6, 2021
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Tenant Improvements:
Reese Jenkins	351 W 3100 N
JM Real Estate	3150 N 200 W
Home	VHD, LLC 	268 West 550 South


CITY COUNCIL MEETING REPORT 
Brandon Buck reported on City Council Meeting held Thursday, February 24, 2021 via Zoom:
1. Jeff Young of Alltech updated the Council on audio and video upgrades and improvements. Some ordered items were even more delayed than anticipated.
2. Held a Public Hearing on, and passed, the Water Conservation Plan.
3. Held a Public Hearing on proposed changes to the Master Road Plan. Passed all additions except the 200 South road connection from the CMPO road to the highway.  Chief Black felt the connection posed an unnecessary safety risk.
4. Held a Public Hearing on, and approved, an ordinance change to include commercial developments in the new Water Dedication ordinance recently passed.
5. Approved the Hawk Crest Subdivision Preliminary Plat.

REVIEW MAGIC PRODUCTIONS BUILDING DESIGN AND SITE PLAN (Administrative) 
Reviewed building design and site plan submitted by Katie Bell for a shop at 340 W 3700 N (to be 940 W Center) on 0.60 acres in an Industrial zone. Parcel ID: 04-206-0001. 

Melinda explained the address change. HPC is in the process of changing county addressing to city addressing in the commercial zone. Mark wondered if the design needs an engineer stamp. Katie thought this meeting did not need that yet. She was prepared to provide that by next meeting. Susan told her they did not need a stamp for tonight. Mark acknowledged that but noted they will need one before applying for the building permit. This is not a Conditional Use. Mark referenced 12.180 for specific parameters and requirements. Mark understood this to be more of a sketch plan. He thought it looked great so long as it meets landscaping and storm water requirements (retention pond). He added DRC thought the parking may need to be paved for ADA/wheelchair accessibility. The rest of the surface could be an all-weather surface. 
	
[bookmark: _GoBack]Clark Rigby – 3700 North/Center Street was originally slated to be much wider. That has now changed. He pointed out a strip between their property and the road that now seems to be ‘no-man’s land’. The sidewalk would be way back off the road and not make sense for anyone. One idea is to give the extra ROW back to the private property owners on the south side of Center Street and move the sidewalk closer to the existing road. A second option is to put the sidewalk in the current city ROW. They prefer not to have the building(s) so far back off the street. 

Mark noted it was not that long ago the Paragon Subdivision was approved. He believed they agreed on an 80’ ROW through there. With the future west CMPO road there may be additional truck traffic so they wanted to keep the wider (80’) road. Clark asked for verification the road may be wider than now someday. They said the city website shows it as a 99’ ROW. To them it feels excessive to put the sidewalk back so far, ‘connecting to nowhere’. Trent explained that is how it works. They begin in pieces like the city shop now, and eventually connect when all land is developed. Mark also pointed out the city has adopted a whole new storm water plan that is more strict than what was in place when Paragon was first developed.

The applicants had 2 Questions:
1. Where to put the sidewalk, and 
2. Where to put the retention pond. (Mark answered there is flexibility.)

The development agreement shows Paragon will put in the sidewalk. The group is meeting with the DRC in the morning to discuss landscaping. They can ask about storm water and the sidewalk at that time.

Correction: Center Street is meant to be a 99’ ROW at that point. Changing the width of the road is a City Council issue. For now, it is a huge park strip. Derek noted in the future it will NOT be a huge park strip. Katie said DRC told her the exact opposite – this road would never be any wider.

3 more questions from the applicants: 
1. Lighting, 
2. Landscaping - 10%. Drainage and ‘rock scape’ are both permissible options.
3. Fencing. 

This was a non-binding discussion only. No vote was taken.

REVIEW MURDOCK CAR WASH BUILDING DESIGN AND SITE PLAN (Administrative) 
Reviewed the building design and site plan submitted by Murdock Hyundai for a separate car wash at 3151 N Hwy 91 on 10.45 acres in a Commercial zone. The building will be located in between the Hyundai and VW dealership buildings.  Parcel IDs: 04-030-0023, 04-030-0019 and 04-030-0044. 

Kevin Hunt - This is primarily facility support, not for public use. This 75 foot tunnel will do 75 cars per hour. Due to the promise of lifetime car washes when you purchase a car from them, they often get backed up.

Charles verified the design includes a grease trap. Mark verified paving of almost the whole property now. Signage and the Hyundai store will be updated. That is a separate application. Mark said it looks like a pretty complete set of plans as long as it gets approval from the city engineer. Charles asked where storm water goes from all the parking right now. Mark assumes Scott will make sure that is covered as well. Kevin Hunt pointed out the ‘crosshatch’ section is the drain field (explained on the construction drawings in C3.1 Underground storm water detention area). This drain field is meant for storm water and car wash drainage.

[bookmark: _Hlk65694478]Mark made a motion to approve the Murdock car wash so long as the city engineer does not find any problems with it. Derek seconded the motion. Tiffany Atkinson, Derek Grange, Mark Lynne, Trent Hagman and Rachel Erickson voted in favor. 

REVIEW RED PARTNER VENTURES BUILDING DESIGNS AND SITE PLAN (Administrative) 
Reviewed two building designs and site plan submitted by Red Partner Ventures for two buildings at 200 W Center (to be 785 W Center) on 1.50 acres in a Commercial zone. Parcel ID: 04-028-0203. 

Mark said when this came before the DRC, there was a lot of discussion about sharing driveways. When Arthur Taylor subdivided this corner lot from his shop (parcel ID: 04-028-0203) he was supposed to improve the lot across the entire section. It seems he only did part of his property. He said he would “phase” the improvements then sold part of the property that was part of a future phase. Arthur simply sold the property before he improved it. The property to the north (parcel ID: 04-028-0006) has already agreed to share access with the property to its north (parcel ID: 04-028-0049). DRC really pushed for a shared access on the south side. Charles said there should be a development agreement that Arthur Taylor should be held to. 

These drawings do not show sidewalk at all. They will need to install curb, gutter, sidewalk, storm water – all the requirements in the ordinance. They also want to phase this project. That may mean delaying street improvements. Trent noted if it is one parcel, they should do all the improvements in the beginning. By sharing access they lose parking. Mark feels they could re-design parking and not lose much. 

Mark made a motion to accept this concept plan if the access on 3700 North is shared with the adjoining property to the east (currently Black Dog Corporation, owned by Plow Horse LLC), and they meet all other requirements. HPC Code section 12.180.060 G. requires the shared access in the industrial zone. Trent seconded the motion. Tiffany Atkinson, Derek Grange, Mark Lynne, Trent Hagman and Rachel Erickson voted in favor.

Side Topic Discussion (not on agenda) 
Andy Bentley is looking to develop the property (parcel ID: 04-037-0003) between Moonlight Diesel and Express auto.  UDOT said NO to an access on highway 91. Andy is not sure what to do now. He wants to do a couple commercial pads up front, a townhome development in the middle and retail along the CMPO road. He had considered duplicating one of his projects near airport road. It is a “modern style, good-looking retail warehouse”. Then UDOT said “no access”. He feels stuck. Andy knows both adjoining property owners (Terry Thain and Kevin Day). They both acknowledged signing cross-access agreements. He wonders what he can do with the property. He likes mixed-use and feels this area is perfect for that. It measures about 1000’ deep (east/west) with 1800’ frontage, including adjacent property owned by Terry and Kevin Day. Andy stayed and gave input on the next agenda item.


CONSIDER MIXED-USE OVERLAY ZONE (Legislative)
Acting Mayor Wheeler requests considering one or more mixed-use overlay zones, possibly allowing duplexes and/or townhomes, by layer/buffer, designed especially for large land area projects. The idea is to require more local amenities (playground, tennis, pickleball, pool, clubhouse) for more density, along with public amenities (trails, benches) – all privately owned and maintained.

Tiffany came across Gardena, California that included lots of pictures. There appears to be two questions:
1. Where to allow mixed-use?
2. How much of the development should be required to be retail?

Charles would like to see 3 separate overlay zones:
1. Cluster development for the east bench
2. Infill density - fourplexes, duplexes, and/or townhomes mixed in with the existing community
3. Mixed-use (commercial and residential) east of highway 91, covering both sides of the 200 East CMPO road.

Charles likes:
· A berm along the sidewalk of the CMPO road on the east side. 
· At least some Planned Professional businesses.
· Retail as much as possible. 
· For larger developments, public amenities (nice restaurant, rental gathering space) when sales tax cannot be generated. Rachel referenced Celebration, Florida - Walt Disney’s ideal town. 

Tiffany said Hyde Park has the space, we just need the vision. Andy suggested not allowing housing right along 200 East, except for entrances to a subdivision. Charles wants to see it create a ‘sense of place’ so people are drawn to spend time there instead of elsewhere. Andy said you want people living there (ie. townhomes) because they are your spenders bringing in sales tax dollars. 

Mark said North Logan has plans for an awesome city center, but it seems their plan is being cut off in chunks and not creating what they planned in the beginning. Everything else is apartments, and more apartments. He sees that being our potential problem too - sacrificing one chunk at a time. Derek said it could be restricted as much as desired. Rachel said it could require more green space. Tiffany wants it to require something for the community. Derek said if you put in a splash pad, people will come. People go to Maverik all the time. Trent says food trucks are the answer. Tiffany thinks the overlay zone should be very restrictive, and not given out unless it includes community amenities. 

Rachel asked Mayor Wheeler what City Council would approve. Charles said he would ask. He has heard from multiple people who want to sell their commercial property for townhomes but current zoning prevents that. Derek said it makes sense as long as we do not give up the entire commercial zone to residential. With enough rooftops we could get a restaurant or even a grocery store, Charles said. 

Tiffany appreciates Mayor Wheeler’s vision to preserve Hyde Park and also see the future. He agreed there are places in town that could benefit from more density. Our commercial zone is too large to be filled by retail. Let us instead create a vision with this overlay zone. By example he described a convenience store at the corner at 200 South 1000 East (NL 1600 East). That would likely bring in good revenue from North Logan residents as well as Hyde Park residents. Brandon believes pictures would be most helpful. Andy recommended keeping the school district aware of major changes/allowances. 

UPDATE 13.30 SUBDIVISION ORDINANCES (Legislative)
Finish modifying 13.30.070 Final Plat to simplify language and requirements for Mylar submissions. Consider request to clarify responsibilities related to the Bonus Density option. Consider additional trail specifications (width, ownership, maintenance, fence height, kind [open/close] and materials). 
Item continued.

CONSIDER NEW ORDINANCE FOR DETACHED ACCESSORY DWELLING UNITS AND POSSIBLE CHANGES TO CURRENT 12.30.190 ACCESSORY APARTMENTS (Legislative)
Create ordinance allowing detached accessory dwelling units. Review Accessory Apartment ordinance for possible updates. Item continued.

DISCUSS POSSIBLE CHANGES TO 12.170 PLANNED COMMERCIAL ZONE (Legislative)
Review permitted uses and conditional uses. Determine how/what to allow and prohibit. Ideally the commercial zone generates revenue via sales tax. Item continued.


Meeting adjourned at 8:55 PM


_______________________________
Melinda Lee
Planning Commission Secretary	
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