City of Green River

460 East Main Street, Green River, Utah

Planning Commission Minutes

Regular Meeting
Tuesday, November 15, 2022
ATTENDING: Kim McFarlane, Don Meadows, Tammy Howland, Stephanie Crabtree and Kent Johnson; Employees Conae Black, David Wilson; Citizens Joseph and Rachel Huff, Gayna Salinas
CONDUCTING:  Chair, Stephanie Crabtree, the public hearing began at 7:04 p.m. 
ORDER OF BUSINESS:

1. Discuss/approve/deny Joseph Huff’s conditional use permit.  David Wilson said at a previous meeting this agenda item was tabled until the Planning Commission reviewed and amended the minimum square foot dwelling sizes in the residential zones.  The newly adopted minimum square foot size in the R-2 and R-3 zones is 450 square feet.  Mr. Huff is redeveloping and remodeling a motel into multi-family dwelling units.  Some of the units he has proposed are 325 square feet.  Mr. Huff stated that as part of the remodel he eliminated the adjoining door between the two units which gives him eight units on top and four on the bottom.  If he has to abide with the 450 square foot requirement, then he will not have as many units.  He argued that the demand is for studio apartments and not the larger units because that is what they can afford.  He asked the Planning Commission to make an exception in his case because of the demand for more available housing.  He said that he has passed inspections on the remodel but if he has to go back and cut doors to meet square footage requirements he will probably have to throw in the towel as an apartment complex and run it as a motel because that is the only way that I am going to generate enough revenue to recover his remodel expenses.  He has already spent $750,000 and doesn’t know if he would have spent that much if he knew that there was no rainbow at the end of this plan.  Stephanie Crabtree asked if they can make an exception.  Conae Black said no, you can’t.  The Planning Commission has read the conditional use general review criteria over and over again and one of the criteria is does it comply with the city ordinances.  Don Meadows said he understands the need for housing.  Mr. Huff stated his view point on the rooms being large enough for one to two people.  Stephanie Crabtree said she understands the need for housing but they cannot give an exception.  The city has a conditional use permit which allows for a residential use within the commercial zone but it does not allow them to change the minimum dwelling size when the ordinance dictates that.  She knows that this is unfortunate but told him that when he purchased the building he should have checked out zoning codes before he began to remodel.  Mr. Huff said there are a lot of cities that allow for motels to be converted into multi-family dwellings.  He thinks that they should take a look at what the city needs. Stephanie Crabtree explained the process the Planning Commission took to determine the minimum dwelling sizes.  Mr. Huff asked if this was over and done.  Kent Johnson said he doesn’t want this to be over and done.  He wants to give Mr. Huff every opportunity to find a way forward.  He would like him to work with David Wilson to try and find a way forward.  Conae Black asked Kent Johnson how he recommends doing that.  The city staff cannot go against the ordinance.  David Wilson said the only thing he could do without revisiting building requirements is approve his request or open the walls to make the units larger.  Conae Black said she took Mr. Huff’s case to the Planning Commission and explained the size of the units and you did not want to consider reducing the dwelling size.  She can understand why they didn’t want to reduce the minimum size but for multi-family units like this can you add something in there for studio apartments or something like that.  She felt they should look into it more.  David Wilson agreed that there could be some kind of text change.  Stephanie Crabtree said she looked up some averages for some studios and that is where they got the 450 square feet.  Conae Black suggested doing more research.  Mr. Huff asked David Wilson if he could appeal to the City Council.  David Wilson said yes he did.  Conae Black said the City Council does not have the authority to go against the City Codes either.  David Wilson said the only way is to look at a text change within our ordinances.  Joseph Huff said obviously every hotel in town would not meet the minimum 450 square feet standard.  He said the Robbers Roost motel rents rooms on a weekly basis.  Conae Black said the difference is Robbers Roost collects the Transient Room Taxes (TRT) from their customers.  Joseph Huff said he either has to cut holes in some walls to make the rooms larger or just double the rent.  He said that if he charges TRT, even though all of the renters will stay longer than 30 days, it will add 20% more to their rent.  Just to meet the condition of enlarging the rooms there could be families of four. Or the renter subletting out the apartment to others to make up having four in an apartment. In the end it is going to be the same, you will end up putting a double cylinder deadbolt in those doors and they will still be studio apartments. Even if he cut all of the doors open the customers who will be coming his way will be singles or couples.  pushing him to do that doesn’t seem to help either way and it will add more time to get this project done.  Tammy Howland questioned Joseph Huff and the way he started his process.  She asked if he stated his intentions when he applied for a building permit.  David Wilson had a copy of the building permit application which stated the project was a remodel.  This simply indicated that he would be remodeling a motel and not redeveloping a motel into apartments.  Tammy Howland said it sounds like there is a systemic problem here with permits being issued before zoning was approved.  Conae Black said Mr. Huff has applied for building permits for singular actions such as just the roof replacement or just the electrical or just the fire suppression system and not the project as a whole.  He has never presented the plan as a whole or Emery County would have required him to get zoning clearance.  Kent Johnson said then his full plans were never disclosed.  Conae Black said that is correct but she feels that it wasn’t intentional.  She felt he was just phasing out his project.  There was more discussion on the building permit process.  Mr. Huff asked again if the Planning Commission would reconsider reducing the minimum square footage requirements.  Stephanie Crabtree said she would be willing to reconsider it after doing some more research.  There was some discussion on what the building codes minimum size requirements are.  MOTION: Kent Johnson made a motion to table this agenda item.  Kim McFarlane seconded the motion.  VOTE:  Kim McFarlane, Don Meadows, Tammy Howland, Stephanie Crabtree and Kent Johnson voted aye.  The motion carried.                                 
2. Discuss/approve/deny additional C-2 zone.  David Wilson introduced an alternative proposal for the C-2 zone on the east side of town.  The Planning Commission discussed it and slightly altered his proposal.  They felt this would be a good solution to the concerns some property owners had in that area.  MOTION:  Kent Johnson made a motion to approve the additional C-2 zone.  Tammy Howland seconded the motion.  VOTE:  Kim McFarlane, Don Meadows, Tammy Howland, Stephanie Crabtree and Kent Johnson voted aye.  The motion carried. 
3. Discuss/review General Plan.  David Wilson pointed out the need to update and redo the General Plan.  The Planning Commission addressed the time it takes to do so but agreed that it is necessary.  
4. Consent agenda

    August 16, 2022 regular meeting minutes

    September 20, 2022 regular meeting minutes
MOTION:  Kim McFarlane made a motion to approve the consent agenda.  Don Meadows seconded the motion.  VOTE:  Kim McFarlane, Don Meadows, Tammy Howland, Stephanie Crabtree and Kent Johnson voted aye.  The motion carried.  
5. Adjourned.  The meeting adjourned at 8:11 p.m.
___________________________________                  _________________________________

          Stephanie Crabtree, Chair      


Conae Black, City Recorder

Approved: January 17, 2023
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