





Planning Commission Meeting
March 17, 2021
HYDE PARK CITY
PLANNING COMMISSION MEETING
March 17, 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, Dan Ashment, Kelsey Knowlton, Andy Bentley, Skyler Jenks and Kelly Harmon

THOUGHT – Rachel Erickson
PLEDGE OF ALLEGIANCE – Tiffany Atkinson

APPROVAL OF MINUTES – March 3, 2021
[bookmark: _Hlk47547675][bookmark: _Hlk44523802][bookmark: _Hlk65693368]Rachel Erickson made a motion to approve the Minutes as presented from the Planning Commission Meeting held March 3, 2021. Mark Lynne 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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Commercial Addition	
North Atlantic Imports	3150 N 200 W
Basement Finishes	
Parker Richards		790 E 600 N
Brian Humes		100 N 820 E
Commercial Racking
North Atlantic Imports 	3200 N 200 W
Larsen Miller 		351 W 3100 N 
Commercial Tenant Improvement
	JM Real Estate		3150 N 200 W
Solar		Sally Farb	290 N Main
Remodel	Jacob Downs	12 W 100 S
Home	James Stubblefield	130 N 970 E
Home	Sierra Homes Constr	655 N 800 E
Home	Cedar Ridge Homes	645 N 800 E
Home	Sierra Homes Constr	615 N 750 E


CITY COUNCIL MEETING REPORT 
Brandon Buck reported on City Council Meeting held March 10, 2021 via Zoom. Brandon was absent from the meeting but a response for the PC from City Council about permitted and conditional uses in the commercial zone. CC will review the commercial ordinance then come prepared to the combined workshop planned for Wednesday, March 31.

PUBLIC HEARING FOR PRESCHOOL CONDITIONAL USE (Administrative)
Kelsey Knowlton applied for a Conditional Use Permit to operate ABC Adventure Academy - an in-home preschool at 726 E 100 S on 0.3 acres in a residential (RE-20) zone. Parcel ID: 04-178-0033. Tiffany opened the public hearing.

Kelsey Knowlton – Her basement has a separate entrance. School will run 9:30-11:30 so as not to conflict with district school hours or bus pickup and drop off. She spoke to all her neighbors about parking - only 4 homes affected, the rest are empty lots. Preschool pickup and drop-off is a ‘straight shot’. Enrollment is capped at 10 students. She plans for one class now; she may add a second class in the future. There is no state licensing required, just a business license, insurance and health department inspection. She has met those requirements.
Tiffany closed the public hearing
CONSIDER PRESCHOOL CONDITIONAL USE (Administrative)
Derek declared publicly that he works with Kelsey’s husband (day job). Mark did not feel any extra conditions were needed; this is a pretty low-impact business. The majority of preschool will be held inside. Derek pointed out the submitted neighbor letter of support. Mark made a motion to approve the conditional use permit for the ABC Adventure Academy. Rachel seconded the motion. All favor. Tiffany Atkinson, Derek Grange, Mark Lynne, Trent Hagman and Rachel Erickson voted in favor. 
RECOMMEND NAME FOR FUTURE EAST CMPO ROAD TO CITY COUNCIL (Legislative)
PC members chose to keep the directional “400 West” and the nickname “Wolf Pack Way”. Mayor Wheeler will share that with City Council.
CONSIDER AMENDING 13.70.010 COMPLIANCE REQUIRED (Legislative)
Due to changes with building permits at the state level, DRC requested the PC change “all weather” roads to only “asphalt or concrete” roads. They requested more adjustments - like the requirements of temporary turnarounds, and making other possible updates. Of the many requests from DRC, only one seemed clear and ready for amending: 
13.70.010 Compliance Required 
A. Change “all weather” roads to “poured asphalt or concrete” roads.

The Fire Department and Public Works Director Brett Knight want more amendments but we do not have clear direction at this point. Mark said to wait on other changes. Tiffany will check her notes from DRC and ask Susan if she wrote notes. The DRC Minutes did not include this conversation. This item will be continued.
UPDATE 13.30 SUBDIVISION ORDINANCES (Legislative)
Members finished modifications to 13.30.070 Final Plat simplifying language and requirements for Mylar submissions. “Trails” was added to the list of requirements on Preliminary (13.30.040 B) and Final Plats in 13.30, but the rest of the trails additions will amend 13.60.010 Minimum Improvement Requirements. That HPC Code section was not on this agenda thus could not be voted on that night. It will appear on the next meeting’s agenda and will include requirements for trails (width, ownership, maintenance, fence height and kind [open/close] and materials). Members want 13.60.010 to be referenced early in 13.30.

Notes for trails/fencing requirements:
· No solid 6’ fencing on both sides
· Rail fencing better
· Allows sun to melt snow/ice from trail
· Add to recorded plat so owners know ahead of time what they are getting into.
· Include in CCRs. Submit CCRs with Final Plat.
· Developer should install fence for uniform look throughout.
· Restrict owners from placing solid secondary fencing directly behind required ‘rail fencing’.
· What about natural barriers like bushes and trees?
· If trail is too close in some areas, could allow solid fencing.

Later, another ordinance option may be added to the Subdivision Ordinance 13.30.040 B. 3 Preliminary Plat, allowing a second ‘bonus density’ option like “Trails Density Option”. It could be used instead of, or in addition to, the Bonus Density option. It would allow developers to obtain more lots if they included public-use trails in their development. Mark drafted a section that may be useful. 

Charles explained his reasoning and vision: As the ordinance is now, the city can end up ‘in the hole’ due to the addition of trails (see Juniper Trails Subdivision, Phase 1). He suggests adding a Bonus Trails option to encourage developers to include trails in subdivisions AND not use up all monies due to city.
Example: If a trail takes up 20,000 square feet. That adds additional density to the subdivision, in addition to the Bonus Density option. This may allow 2 more lots. (It may need to be adjusted for each zone.) We will need to come up with some scenarios to figure out optimum calculations. The City would not need to pay for the trail, nor the land it sits on. Developers install the trail and dedicate that land to city. The option motivates developers to add more trails to the city. We also skirt the issue of people not wanting additional density in the city. 
*Later.. Charles clarified: he wants to have a percentage of the Bonus Trails money come to the city and go into a capital trails fund to be used to reconstruct the trail later. Also, the trails density option would only be available at the city’s discretion.
Charles welcomed PC members to pick apart his suggestion. He feels it might be an option to get additional tax base. The money could go into savings to pay for future trail improvements – or, the developer could keep and maintain the trail, and not pay city, but the trail connects to other city trails. (Mark sees this last option as ‘opening a can of worms’.  He does not believe private trails for public use will work. 
Mark made a motion to add “Trails” to the Preliminary Plat and Final Plat and move all changes (from recent months) to City Council for approval. Derek seconded the motion. Tiffany Atkinson, Derek Grange, Mark Lynne, and Trent Hagman voted in favor. Rachel Erickson had to leave early.
OTHER – Both will appear on the next meeting’s agenda
1. If UT House Bill 82 becomes law, HPC Code needs to change to come into compliance. See 12.30.190 Accessory Apartments. (Use cannot be limited by neighbors or a percentage; parking requirements may loosen.)
2. 12.160.020 Landscaping in Commercial and Industrial zones currently requires landscaping 10% of the development. Melinda feels the city wants a nice looking frontage but this unfairly punishes those who have deep lots. Instead consider requiring 15’ of frontage or a different calculation.

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. Mark prepared a draft ordinance for review. 
1. Members chose to NOT allow “tiny homes”
2. For clarification purposes the current “accessory apartments” will now be labeled “Internal”. The others will be “detached”.
3. Members were mixed on whether to allow both kinds on one parcel. (think dogs, cats)
Mark will work with Melinda and edit the draft for next meeting.

CONSIDER MIXED-USE OVERLAY ZONE (Legislative)
Consider a mixed-use overlay zone in the Commercial and Planned Professional zones, possibly allowing duplexes and townhome-style housing options. 

Skyler Jenks spoke about JM Mechanical needing to move. One of a few options is to stay in Hyde Park and build new on an “L”-shaped parcel surrounding Maverik and Bear River Head Start. They definitely want to stay on the highway but can only develop this large parcel if they are allowed to add residential dwellings east of their business (all in a Commercial/Planned Professional zone). The ‘highest and best use’ of this property involves townhomes. He knows they are not currently allowed but asked if the city would consider changing the ordinance in the near future. Jenks would still keep the south portion of the parcel, along Center Street, for commercial development. He argued the retail (ideal to the city) timing is too far out right now. Housing is likely the best (most in demand) option for the land right now. His proposal is similar to “Smithfield Station” (located 100 W 500 S in Smithfield). Each unit has a 2-car garage; there is a community pool. The density is probably around 13 units per acre. He cannot make this property work for business now while he waits for residential approval. He needs the whole package in order to use this property at this time.

Questions and Answers:
· He would likely keep the units as rentals, managed by the same company. If he sells units, they often end up as rentals anyway, and are then managed by multiple companies. 
· Each unit - 2 car garage, kitchen and living room and half bath on bottom floor, 3 bedrooms on second floor, for about 1500 square feet of living space. The building footprint ~750 square feet x 5 or 6 units per building.
· Private roads within the development.
· Open to public? Pool – no. Trails or Pickleball courts – yes, with access on the outside, not in the middle. Public amenities would need to be dedicated to city.
· Skyler confirmed they would develop a safe route to school across the CMPO road (flashing lights) Charles pointed out that as a ‘public amenity’. It helps the city and makes the area walkable. Skyler noted he is definitely interested in helping out that way. 
· Skyler knows they will be required to put in their half of the road and probably a trail as well. 
· Residential area - about 7 acres. May move residential south a little from the presented concept plan, making it flush with Bear River Head Start. 
· Skyler hopes the CMPO road gets developed to Hyde Park Lane/Center Street. It helps them go beyond. 
Melinda noted JM Mechanical contribute significantly to the city’s sales tax base. Skyler said that revenue should double or triple this next year. Tiffany feels if we do not allow these now, we will lose out to other cities. She believes density will bring more commercial (sales tax revenue) to our area too.

Skyler wants a verbal commitment from the city that this will move forward. If not, he needs to go elsewhere – the business move cannot wait. 

Mark informed Skyler that Hyde Park City did not purchase any land along this property for the CMPO road. Skyler asked if they would be responsible for 37’ or 50’. Charles could not say. Mark said there will be a ROW but the city may not pave the entire width at this time. The roundabout will be like the one near Green Canyon High School. 

[bookmark: _GoBack]Charles briefly described some of the complex parameters of funding and county participation, engineering, etc. The City prefers the dedication of the road be timed so it can be included in the ‘match’ for CMPO road. The trail corridor along the CMPO road would be a private responsibility. Skyler noted the CMPO road south of Center Street splits evenly between property owners; he would expect the city to work with them if they are expected to donate so much. 

Discussion will continue at the combined PC and City Council Workshop March 31, 2021.

DISCUSS POSSIBLE CHANGES TO 12.170 PLANNED COMMERCIAL ZONE AND 12.220 PLANNED PROFESSIONAL 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 at workshop with City Council.


Meeting adjourned at 9:10 PM


_______________________________
Melinda Lee
Planning Commission Secretary	
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