COUNTY OF SEVIER  
CITY OF RICHFIELD


At the Planning Commission


In and For Said City 







February 1, 2023

Minutes of the Richfield City Planning Commission meeting held on Wednesday, February 1, 2023, at 6:00 p.m., Chairman Kendrick Thomas, presiding.
1.
Roll Call
2.
General Plan Discussion 



A.
Discuss RM-24 zone.  The following items to be discussed:



i.
Discuss minimum/maximum property size limitations on RM-24 zones.  



ii.
Discuss adding a provision that RM-24 or equivalent density mixed-use 




properties are used when applying the 1000’ distance. 


B.
Discuss possible revisions to the Zoning Code concerning the use of storage 



containers/Conex boxes in commercial zones.  


C.
Discuss language allowing mail-order businesses in the retail definition of 



allowed uses in the Zoning Code.  

3.
6:30 p.m.  Public Hearings

A.
Receive comments concerning a proposal to amend the Zoning Code by 



adding a definition to the Use Table for Accessory Support Services to be 



allowed in multi-family zones as a C-1 use.  

4.
Action on Public Hearings

A.
Consider recommending approval of a proposal to amend the Zoning Code by 



adding a definition to the Use Table for Accessory Support Services to be 




allowed in multi-family zones as a C-1 use. 

5.
Conditional Use Permits

A.
Consider approving a Conditional Use Permit allowing Josie Christensen to 



operate 
a home occupation called Done by Jo at 700 East Center.  The business 



is for spray tans and nails.   (C1-use, R1-10 zone)


B.
Consider approving a Conditional Use Permit allowing Chris Nelson to conduct a 



business called Main Crates, a crate shop and thrift store, to be located at 108 



North Main (D zone, P-2 use).  

6.
Development Reviews and Approvals

A.
Continue review of plans submitted by Scott Hyatt for the construction of a 



retail building at Fiiz/Pizza Hut/CentraCom location at 1186 South 100 West (C-1 



use, CG zone).  Determine number of parking spaces and use of right-of-way for 



one-way drive lane.  


B.
Review and consider recommending approval of plans for an expansion of the 



Jones & DeMille offices located at 1535 South 100 West.   (CS, C-1 use, and CG 



zone, P-2 use).  

7.
Annexations

A.
Consider recommending acceptance of an annexation petition filed by State of 



Utah School Trust Lands affecting parcels 4-241-60, 4-241-58, 4-241-59, 



4-241-48, 4-241-47, 4-241-88, and a portion of the 800 South Street parcel.  


B.
Consider recommending acceptance of an annexation petition filed by 


       Richard Hammon-Mountain State Contractors affecting parcels 4-234-2 and 



4-236-38.
8.
Minutes Approval

A.  
Consider approving minutes of January 4, 2023.

9.
Other Business

10.     Adjournment.  

1.  Roll Call.  Roll call was answered by Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, Josh Peterson.
City Staff Present:   Zach Leavitt and Deputy City Recorder Michelle Curtis.     
Chairman Thomas welcomed Zach Leavitt as a new member of the Commission.  He has not yet been formally appointed and so he will not be voting on matters.

Others present:  Marnie and Kelly Winn, Scott Hyatt, Tyler Olsen, Josie Christensen, Matt Christensen, Kurt Marchant, and Kenneth Stanley.
2. General Plan Discussion 



A.
Discuss RM-24 zone.  The following items to be discussed:



i.
Discuss minimum/maximum property size limitations on RM-24 zones.  



ii.
Discuss adding a provision that RM-24 or equivalent density mixed-use 




properties are used when applying the 1000’ distance. 

As an update, Lisa White said last month there was discussion about maybe allowing a maximum acreage or maximum units, whichever is reached first.  She feels like maybe that would be four acres or 96 units maximum whichever is reached first.  Or maybe three acres with 72 units maximum. 
There had also been discussion on a minimum size of property where an RM-24 project could be allowed.  Michelle Curtis stated she is concerned with perhaps a ½-acre parcel developing at the RM-24 density and then because of the 1000’ buffer between projects, other projects in an area would be prohibited.   
There was also discussion about possibly having tiered distances in the RM-24; i.e., the larger the property, the greater the distance required between properties.  

The Commission feels like it might be a lot of density to put on a smaller lot.  The RM-24 zone was structured around larger developments.  Applying it to smaller lots, there may be some small issues such as landscaping, parking requirements, etc.  It could lead to the creation of islands of RM-24 in single-residential zones.
It was decided to have a public hearing on the RM-24 zones, limiting the distance between projects to 1000 feet, requiring a minimum of 1 acre and properties no larger than 3 acres with 72 units maximum, whichever is reached first.  They would also like to include language that a mixed use with a residential unit density of more than 11 units per acre shall be used in limiting the 1000’ distance.  
A public hearing will be set for next month.   


B.
Discuss possible revisions to the Zoning Code concerning the use of storage containers/Conex boxes in commercial zones.  

Standards were discussed in allowing storage containers/Conex boxes in commercial zones.   Lisa White, Zach Leavitt, and Michelle Curtis met during the month and came up with some standards.  That draft was reviewed and will be changed as follows:  
· 
It should be noted that these are allowed as a secondary use to the primary use of the property.  
· 
Section 2.8 states that it will be “stored on a hard surface” will be deleted because it is addressed in paragraph 2.12. \

· 
Paragraph 2.4 addresses fireworks stands.  This will be deleted because it is regulated with their business license. 
· 
Reword paragraph 2.5 so that a business can have one unit with one additional unit for each acre or part of an acre up to a maximum of five.  
· 
Change 2.12 as follows: “Portable storage containers shall be placed on a stable base of asphalt, concrete, railroad ties, or 4” of gravel as required by building permit.”
· 
2.5 should be changed to include an exception for businesses who have a business license to sell and rent off-site storage containers. 

Michelle Curtis will make the changes as discussed above and will e-mail it to Commission members for their review.  It will be set for public hearing.  


C.
Discuss language allowing mail-order businesses in the retail definition of allowed uses in the Zoning Code.   
The Commission has talked about adding a definition in the Use Table allowing businesses that fulfill mail orders.  The following language will be considered at public hearing next month: “Shipping Fulfillment Company.  A shipping fulfillment company is an organization that processes the receipt, packing, delivery and return of customer orders for businesses.  Shipping fulfillment companies enable businesses to outsource their order fulfillment, including goods in, warehousing, pick and pack, shipping and returns.”  
It is proposed that this will be allowed as a C-2 use for the D, CS, CG, MD, and MG zones.

3.
6:30 p.m.  Public Hearings

A.
Receive comments concerning a proposal to amend the Zoning Code by adding a definition to the Use Table for Accessory Support Services to be allowed in multi-family zones as a C-1 use.  

The public hearing opened at 6:35 p.m.  The following language is proposed: “Accessory Support Services.  A type of accessory use that provides mental, occupational, behavioral, and/or social support services for residents in a primary building or buildings used solely for residential uses, including residential facilities for elderly persons, or for persons with a disability.   Does not consist of separate, stand-alone clinics or other treatment facilities.”  

There being no public comments, the public closed at 6:36 p.m.
4.
Action on Public Hearings

A.
Consider recommending approval of a proposal to amend the Zoning Code by adding a definition to the Use Table for Accessory Support Services to be allowed in multi-family zones as a C-1 use. 

The City attorney drafted two options for language for this use.  The Planning Commission liked option 2 which is set out in item 3 above.  The Commission would also like to add that the use is only for residents of the primary building.  
Josh Peterson explained that this suggestion came about because the Villa had received grant money to make the old hotel into a long-term living facility; however, there was a requirement with the grant money that they had to provide in-house support services for the people who lived there.    

Lisa White motioned to recommend that the City Council approve adopting the above proposed language regarding accessory support services, with the addition that the service is only offered to the residents of the primary building.  Josh Peterson seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    

5.
Conditional Use Permits

A.
Consider approving a Conditional Use Permit allowing Josie Christensen to operate a home occupation called Done by Jo at 700 East Center.  The business is for spray tans and nails.   (C1-use, R1-10 zone) 
Josie Christensen and Matt Christensen were present.  Ms. Christensen has almost completed her certificate to be a nail tech.  She would like to do nails at this home which she is renting from her father, Matt Christensen.  She will also do spray tans.  She will not have employees.  There will be one client at a time.  There is plenty of off-street parking.  She will do nails from 9 a.m. to 5 p.m. and spray tans varying on when a customer wants to come in which is often evenings.  They will be finished by 10 p.m.  She will be licensed to do this.
Lisa White motioned to approve a Conditional Use Permit allowing Josie Christensen to operate a business called Done by Jo at 700 East Center.  Wes Kirschner seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.   Those voting nay:  None.  The motion carried unanimously.    


B.
Consider approving a Conditional Use Permit allowing Chris Nelson to conduct a business called Main Crates, a crate shop and thrift store, to be located at 108 North Main (D zone, P-2 use).    

(This item was reviewed at the end of the meeting.)
Kenneth Stanley represented the Nelsons.  This will be a business operated by Chris Nelson and Palila Nelson.  This will be a thrift store.  They will go to warehouses in Provo and Ogden where they will buy pallets of merchandise that haven’t been sold and bring back the merchandise to sell at this store.  A “crate shop” is where you can buy pallets of things like electronics, clothes and shoes at a discounted rate.  It is new, name-brand products, that are discounted.  They will be leasing this space on the second floor of the building.  They plan to move in during the next month or two.  There is a working elevator.  

They do need to provide a letter from their landlord saying that this business is approved by him.  

They will bring the product here in a U-Haul and then they will break everything down take it up to their store.  He was asked how they will dispose of the packing.  It comes with a lot of packing, plastic, cardboard.  Mr. Stanley said he does not know what they plan for that.  There are also dumpsters in the parking lot that are paid for by individual businesses so they are not just a free-for-all.  They need to check into that.  They need to check into the dumpster too.  

He was also asked about the U-Haul parking and taking up parking spaces.  Mr. Stanley said they will rent the U-Haul to go pick up the product and then after it is unloaded, it will be returned to U-Haul.  The U-Haul will not stay in the parking lot or be used to store product.  Mr. Stanley said there is a storage room that they will use.  He hopes as time goes on that the suppliers will deliver to them.  He was told they cannot use the parking lot in any way for staging or storage.  

Lisa White motioned to approve a Conditional Use Permit allowing Chris Nelson to conduct a business called Main Crates at 108 North Main as presented, pending receiving a letter from the landlord stating that he will allow this use.   Wes Kirschner seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    

6.
Development Reviews and Approvals

A.
Continue review of plans submitted by Scott Hyatt for the construction of a retail building at Fiiz/Pizza Hut/CentraCom location at 1186 South 100 West (C-1 use, CG zone).  Determine number of parking spaces and use of right-of-way for one-way drive lane.  

Scott Hyatt and Kurt Marchant, of Ensign Engineering were present.  This matter was discussed at last month’s meeting.  A few items needed to be resolved including the use of a partial portion of the City right-of-way for a drive-lane and also the number of parking spaces.  

Concerning the drive lane, that has been adjusted so that their drive lane can be accommodated on the property.  They have been able to adjust that by pushing the building to the west.  On the west side of the property, they will move the curb and gutter further west in order to continue to accommodate both of the existing drive-through lanes.  Parking on the east side of the proposed building has been changed from 45-degree angles to 30-degree angles.    

As far as parking, the plan shows that they have been able to come up with a total of 44 parking stalls.  Their calculations show 9 stalls for Fiiz which is 1 stall per table-top or four seats.  There is a total of five table tops.  There are 12 parking spaces for CentraCom and Pizza Hut which is 2400 square feet with parking required at 1 space per 200 square feet.  Parking for the new proposed building of 4277 square feet would require 22 spaces for a total of 43 required spaces.   The parking calculation has been shown on the plan as requested by the Planning Commission.  As far as ADA, the plan shows the ADA parking and there is a van-accessible space in front of the Fiiz building.  They need to provide one van-accessible spot for each building.  
Landscaping is required to be 10%.  They are providing landscaping at 28.9% of the property.  Employee parking will be designated.  The handicap accessible spots are located at the new building.   They will create a van accessible space.
Josh Peterson motioned to approve plans submitted by Scott Hyatt for the construction of a retail building at the Fiiz/Pizza Hut/CentraCom location at 1186 South 100 West.  Blaine Breinholt seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    


B.
Review and consider recommending approval of plans for an expansion of the Jones & DeMille offices located at 1535 South 100 West (CS, C-1 use, and CG zone, P-2 use).  

Chairman Kendrick Thomas declared a conflict of interest.  Tyler Olsen represented Jones & DeMille.
The DRC review was discussed as follows:


1.
Street Improvements.  Curb, gutter and sidewalk is shown going from the corner at


1500 South 100 West and going to the south.   Currently there is a cross gutter in the 


parking area on the west side of the existing building.  There is an issue with the floor 


elevation being low relative to the street.  Therefore, they will put in a larger cross 


gutter that meets ADA requirements and also serve as a sidewalk.  



They plan to terminate the sidewalk at the fence on the south side of the new parking 


lot on 100 West.  They do not plan to put in sidewalk along 1500 South.  



There is currently an entrance into their property on 1500 South which is near the 


intersection.  It will be moved further to the east which will improve the traffic 


situation at the intersection.  It is used only for deliveries to their lab.  


Pavement is required to be installed to the middle line plus 10 feet.  They will be 


installing more pavement than the “plus 10” feet in order to match the existing width 


going south.   At the fence on the south side of the new parking lot, they will 


transition to road base.  
Kendrick Thomas said they are adding curb, gutter, and sidewalk along 100 West.  Asphalt will fill in between the existing road and the new curb and gutter.  There is an issue with the existing building and the elevation of the finished floor relative to the roadway.  It is not feasible to do curb, gutter, and sidewalk there because it would be higher than the building floor.  They propose an extra-wide cross-gutter that will serve as a conforming sidewalk to allow that to work a little bit better with the elevation of the existing building. 

They will take the pavement, curb, gutter and sidewalk down to the end of the parking on the south side.  

The street drains to the south and will go into an old irrigation line (pipe) along 100 West.  They have talked with the irrigation company who will give them documentation that says it is alright if that is abandoned because it isn’t used anymore.  They won’t be adding any additional drainage besides what is currently going down that street currently.    

Onsite drainage flows to the southeast where they show a detention basin.  They did a Geotech before the Covid shutdown.  They did not find water down 20 feet.  The soil was moist and wet.  

On the corner they will add the sidewalk radius and terminate it at where there could be a future sidewalk on 1500 south.  They will take out the angled gate that is there, and will put in a gate for deliveries to their lab on 1500 South.   The yard around the lab will be completely fenced in and the parking will be shifted to the south.  
The dumpster will be near that gate.  


2.
Utilities.  Utilities will be put in the vault that is on the corner of 1500 South and 100


West.  There is a power pole in the right-of-way at the corner of 1500 South 100 


West which they are trying to get moved.  There is also a communications box.   


There isn’t a lot other than the utilities on the corner and will be put in a vault.  So a 


traffic rated vault.  
There will be some power line adjustments with the power poles that are located on 100 West.  The utilities on the corner will be put in a traffic-rated vault or moved back, depending on which utility it is.  

3.
Water Meter.  The water meter is currently at the north side of the building.  It will be 


will be removed and a new one installed at the south corner of the existing building.


4. 
Irrigation.  They have been in contact with the irrigation company.  It has told them 


that they can abandon the line that comes south from the box at 1500 South 


because it is no longer used.  They will get that in writing. 


5. 
Sewer.  The sewer currently goes into the main on 1500 South.  They will tie into 


their existing connection.  It comes out the building on the east side and then goes 


north to 1500 South.  There is also a sewer manhole in the parking lot on east and 


north of their building.   This is ok.  
They will take a sewer line out from the addition and tie it in to the existing line and then it will exit the property in the same way that it does currently.  

6. 
Fire Hydrants.  There is a fire hydrant at the corner of 1500 South 100 West.  There 


is also a fire hydrant at the entrance to Walmart.  They will add another fire hydrant 


at the south side of the proposed parking lot.  


7.
Knox Box.  A Knox box is recommended.  


8.
Trash Enclosure.  A trash enclosure will be provided.  Check with White’s to ensure 


the trash enclosure meets accommodates their requirements.
The dumpster will be near the gate by the lab.  Some power line adjustments.  


9.
Street Lights.  They will install a street light at the south of the new parking lot on 100 


West.  


10.
Site Drainage.  A retention pond is shown at the southeast corner of the property.  


They will provide a drainage report and calculations to ensure it is adequate.  The 


parking lot on the south and east will be gravel.  Parking on the south and west will 


be paved.  All drainage will go to the retention pond.  



Provide a drainage report and calculations.  Drainage on the west flows into the 


cross gutter which will not be changed what is already occurring.  
See item 1 above.  

11.
French Drain.  The County’s map shows a drain tile going through their parking lot.  


They need to be aware of that as they develop.  


12.
Lot Line Adjustment.  A 10-foot set-back is required on the south side of the building.    


The parking lot on the south side will actually be on a separate parcel.  They may 


need to do a lot line adjustment or a lot-tie agreement to preserve the 10foot set-


back with the building.  

The current property line is even with the south edge of the addition so they will do a lot-line adjustment and put the new property line down the south fence line so that their building can maintain the proper setback on the south.

13.
Geotech Report.  Provide a Geotech report.  
A Geotech Report was done before the Covid shut-down.  They will provide a copy of that.  


14.
Landscaping.  Landscaping is shown on the plan.  It is required to be 10% of the site 


which would be 11,780 square feet.  They are providing 18,598 square feet which 


appears to include the area shown as “green” on the plan and also an area shown as 


“open space” on the east side of the property.  The “open space” area will have to be 


xeriscaped.  Gravel or colored rock is adequate for xeriscape.  They will do fabric 


and rock mulch.  
The retention pond is an open space that is being counted in the landscaping calculation.  


15.
Signage.  A sign is shown as being placed in the landscaping at the northwest 


corner.  The sign plan will have to be approved by the City.    


Install stop signs coming out of the parking lots.  

There is monument-type sign proposed on the corner.  That will have to be approved by the City. 

16.
 Parking.  62 parking spaces are required.  They are providing 86 spaces.  The plan 


states there are four accessible stalls; however, the plan only shows three.  They will 


add the other one and make sure one is van-accessible.  
The plan shows three accessible stalls.  They will add one to the plan.  

17.  Fencing.  The property will be enclosed with a 6’ chain link fence on all sides except 


the frontage on the west side.  With an amount on the west going north front from the 


building.  

18. Building Elevation.  This is shown on the plan.  The majority of the building on the 


south and east will be stucco.  The front on 100 West will be stucco and a brick 


veneer to match what is already there.  


19.
Airport.  They do not need to file the form 7460-1 with the FAA.


20.
Dust Control/SWPP.  They will provide dust control and a SWPP plan.  


21.
Payback agreement.  They could enter a payback agreement for the neighbor across 


the street to the west for street improvements they install. 


22.
Fees:  Building permit fee and reimbursement to the City of engineer review and 


testing fees. 


23.
Setback Variance:  It appears the new addition will intrude into the set-back on the 


west side by approximately 2’4”.  They are hoping that the City Council can give a 


variance for this.  The plan shows a protrusion on the front of their building which 


accommodates an ADA entrance and adds architectural character.  They do not 


want to have to push the building back to the east because there is an over-head 


transmission line that is in the way.  



They hope to have an exception for the setback on the front.  Previously, 100 West 


has been shown as a major collector which is a 66’ right-of-way.  It has been 


changed to a minor collector which is only a 60’ right-of-way.  It may be 
that with this 


street being a little narrower, the building does not actually intrude into the setback. 



This would not be able to be allowed by the City Council.  It is possible that they 


could ask for a variance from the Land Use Hearing Officer.  

The front setback is required to be 25 feet.  The plan shows it to be 2’4” short.  They hope to get a variance for that setback.  Part of their reasoning is the flow of how the front of the building works with the parking that is next to the existing building.  The overhead transmission line makes it harder to push the building further to the east because they have to maintain a certain clearance away from that transmission line.  
Lisa White motioned to approve the plans for the expansion of the Jones and DeMille offices located at 1535 South 100 West pending resolution of the setback, either receiving a variance or complying with the Code.  Susan Jensen seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    

7.
Annexations

A.
Consider recommending acceptance of an annexation petition filed by State of 
Utah School Trust Lands affecting parcels 4-241-60, 4-241-58, 4-241-59, 4-241-48, 4-241-47, 4-241-88, and a portion of the 800 South Street parcel.  

This item was discussed.  The annexation of these properties will leave an island of property in the County which is illegal.  Therefore, that property which is comprised of two parcels owned by two different people, will be forced to annex.  The Commission does not want to force properties to annex.
Blaine Breinholt motioned to recommend that the City Council deny the annexation as presented.  Lisa White seconded the motion.   Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    


B.
Consider recommending acceptance of an annexation petition filed by Richard Hammon-Mountain State Contractors affecting parcels 4-234-2 and 4-236-38.  
This property is located north of Flying J on the other side of the freeway.

Josh Peterson motioned to recommend that the City Council accept the petition for annexation as a CG zone.  Blaine Breinholt seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    
The Planning Commission noted that with both of the above requested annexations, it is difficult to recommend annexing a property when the Commission has no information about an applicant wants to do with the property.  
8.
Minutes Approval

A.  
Consider approving minutes of January 4, 2023.  Lisa White said on page 10 line 21 add that “Mr. Garfield was open to any name.”   Page 12, paragraph lines 4 to 6 will be changed to say “There was significant discussion concerning the abandonment of the north portion of 350 West.  This issue was decided when the lot line adjustment was approved and a new point of access to 350 West was created.”  Blaine Breinholt motioned to approve the minutes of January 4, 2023, as amended.  Lisa White seconded the motion.  Those voting aye:  Kendrick Thomas, Lisa White, Susan Jensen, Wes Kirschner, Blaine Breinholt, and Josh Peterson.  Those voting nay:  None.  The motion carried unanimously.    

9.
Other Business
Commissioners were given the following Development Agreements to review:  Allen Real Estate (4-plex on 100 West), Blue Investment Group (multi-family project west of the Golf Course), Joseph Cefalia, Jr. (multi-family project between Cove View road and 1300 South), and Triple J Holdings (multi-family project located west of Home Depot).    Commissioners will review these and get back to City staff if they have any comments
10.     Adjournment.  The meeting adjourned at 7:55 p.m.  
PASSED AND APPROVED on the 1st day of March, 2023. 

____________________________________________
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