CEDAR CITY

G COMMISSION
MINUTES
January 5,2021

The Cedar City Planning Commission held a meeting on Tuesday, January 5,2021 at 5:15 p.m., in
the City Council Chambers, l0 North Main, Cedar City Utah.
Members in attendance: Mary Pearson-Chair, Jennie Hendricks, Jill Peterson, Ray Gardner, Adam
Hahn, Hunter Shaheen
Mem
absent - Craig Isom-Excused
Staff in attendance: City Attorney-Tyler Romeril, City Planner-Donald Boudreau, City EngineerJonathan Stathis, and Michal Adams
Others in attendance: Michael Platt, Dallas Buckner, Teri Kenne/, Laura Henderson, Landon
Eldredge, Ryan Talbot, Spencer Jones
The meeting was called to order at 5: l5 p.m

ITEM/REO UESTED MOTION

LOCATION/PROJECT

I.

Regular Items

1-

Approval of Minutes (December 15,2020)
(Approval)

APPLICANT/PRESENTER

Jill had I correction where on one of the last items
one to second. That will be corrected.

she was put down as the one to motion and the

Jill moved to approve the minutes of December

15, 2020,

with that I correction; seconded by

Jennie and the vote was unanimous.

2-

Subd.- Minor Lot approx. 2800 N Northfield Rd.
Brindley/GO Civil
(Approval)
Dallas Buckner with GO Civil presented. This is going through a zone change which is on the City
Council agenda for tomorrow. This area is under the Airport Traffic Zone so that is what the line
indicates. They will change this to R-2-2 and the I&M-l will be under that airport trafhc patterns.
Jonathan stated that it has all been checked and is ready to go.
Don asked how the rear parcel will get access? Dallas pointed out the 55' egress and ingress at the
south end of this parcel to access the rear. They will also have a drainage PUE along the north edge.
Lot 2 has access at the south end. The grade all runs to the northwest on this parcel so that is why
the drainage easement is along there to handle all the drainage of this parcel.
Adam moved to approve this minor lot, seconded by Jennie and the vote was unanimous.
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3-

Subd.- Minor
(Approval)

Lot

approx. 300 N Cross Hotlow

Rd.

Blackburn lPlatt & Platt

Michael Platt presented and pointed out this area. it is going tobe 2 parcels, and they want to
develop the larger parcel. This plan will be doming to Sketch this Thursday.
Jill asked if this were the propefty next to the Stake Center? Michael pointed out the lots, and how
they are just off the U-56 intersection. If they want to know what they plan to do here, they can
attend the Sketch meeting on Thursday. He is not at liberty to talk about this development until then.
The larger parcel is 1.7 acres.
Adam moved to approve this minor lot; seconded by Jill and the vote was unanimous.

4-

PUBLIC HEARING

- Vicinity Garden Terrace Townhomes
(Recommendation) 331 N 100 W
PUD

Eldredge/Platt & Platt

Michael Platt presented and said that he and Don had been working on this for about 9 months now.
This is the existing All State insurance office on 100 West just behind the Post Office. The owners
were going to do apartments at one time, and now think they will make this a PUD so that things
will work lor them in the MU zone. They did the zone change and will be able to use the 50/50
concept. According to that ordinance, the commercial will be the office building in the front and in
the rear, he pointed out another small office for the family business. The owners will then have 5 3bedroom aparlments on the rest of the parcel. This will all be pointed out on the final plat.
There were questions on Sketch about fire trucks. Michael said they have gone over this with the
Fire Department and Don and they are all good with it.
Jennie said in the market analysis this was to be all townhomes. Michael again pointed out the front
commercial office then the family office in the back corner.
Mary opened the public hearing, as there were no comments. Mary closed the public hearing.
Hunter moved to send a positive recommendation for this PUD; seconded by Jennie and the
vote rvas unanimous.

Staff Items

I-

PUBLIC HEARING
Ordinance Revision- SHD zone

Staff

Don B. said that they are again looking at the SHD in order to entertain some commercial venues
along some certain streets. They would be 200 South, 300 West from 200 South to 200 North then
along 200 North and also 800 West from 200 South to 200 North.
He pointed out all these different streets on the map showing the SHD area. This proposal was to
allow some commercial on the roads that are shown on the map in yellow. On 300 West that would
be the west side only. Mary pointed out there was no commercial allowed in the SHD now. Don
said that is correct. Unless you see the University as commercial.
Don said this would allow the reduction of the setback. In residential that would be l5' on each side
of a street.
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Mary wanted to go back to the SHD zone; they are now adding commercial to that SHD zone?
Some asked just where this came from; why was this all being brought up now. Don said it is being
proposed by a City Councilmember. Mr. Melling wanted to be here tonight to speak on this. The
proposal is for some commercial on certain streets, not in the whole area.
Jennie asked to what end do they think they need commercial in this area. Don said the proposal
wanted to bring out a walkable and accessible things to university students. Jennie said that the
whole downtown group is trying to pull the students off campus and get them to the downtown.
Now they want to keep them all around campus.
Tyler said that Mr. Melling's vision was a simple grocery store that students can walk to, maybe a
little pizza shop, etc. Don said they would only allow businesses that would be allowed in the MU
or the DC. Those allowed in CC or HS would not be allowed. There is no specific table.

Mary really understands the college life, as they all complain there is not enough to do on campus.
She just worries about opening this up to too many commercial things that would be different if they
were all allowed without some type of control. She likes the idea, and is on campus most of the
time, she understands they need things, but they also need some controls. There is so much
residential around this area, and there is the downtown committee that is trying to pull students into
the downtown, they are focusing on that now. Just to get all those students downtown.
Don continued: he wanted to finish his presentation. Tyler stated that Mr. Melling had this vision of
having items that would be used by the students; the commercial would be limited to 25o/o of the
total building area. those things allowed would be in the MU or DC zone. Things like a drive
through would be prohibited. Signage would be more in line with the downtown. The certain streets
and the area was further talked about. Mr. Melling has asked that the setback would be 20' if they
apply the HS standards. They can get comments back from the Planning Commission to reduce
those setbacks. On the DC items, they would go with a I' setback.
Jennie said they are in the middle of revising or updating the General Plan and getting all the surveys
and getting input from the students and the community. She feels that this is premature when they
are in the middle of this General Plan update. This should be discussed in the process of that update,
not before.

Mary opened the public hearing
Laura Henderson said she lives in the SHD zone and is hoping that the Planning Commission will be
extremely mindful of the residents that live in this area. She also agrees with Jennie as they could
have a tattoo parlor. It could be a coffee shop, but also have tattoos. Those are things that attract
students. Also, part of the General Plan and they have lots of responses that are against high density,
preserve the lots of the historical areas, be mindful and maybe revisit this after the General Plan is all
in place. The students are only here for 4 years at most, and then they go. Trends change often.
What might work now may not in 4,6 or 8 years from now.
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Teri Kenney did not have much to say. she agrees with Laura and others; be mindful of all the
residents who are there permanently. Also, as the General Plan is in the process right now, this
should wait.
Mary closed the public hearing.
Jennie moved to send a negative recommendation for any changes to this zone at this time;
seconded by Jill; the vote was 4-1 so the negative motion passed.

2- General Plan Review

Update

Staff

Don B. said they are moving forward; things were a little slow during the holidays; they are now in
survey mode. They have let everyone know that there is a link on the City web site home page that
will take you to the survey, also a link of the City Facebook page where they can take this survey.
They also have paper copies here at City hall and the library. Then, they probably have a couple of
more committee members and the surveys are very important. The more input the better.
Mary said they have only had 125 responses thus far and she feels that is terrible. All the citizens
seem to care all about this, then they only have 125 responses. Ifthey need help to push this out
there and get it before the public then they need to hire help. She wondered about the firm working
on this update. Don said that all the feedback will go back to Mike.
Adam said when he finally had time to look at the survey, it looked to be written by a lawyer. They
are convoluted and too long. They should not have more than l0 questions. Mary said new research
says more like 5 questions tops. Mary also went on more about marketing. They need to get it out
there. That should be part of their contract to try and get the survey to the people; spend more than
$50 to boost that r.rp. It needs to get out to more people
Jennie said the rural community can't boost a post as they are not members.,Maybe a steering
committee member needs to post that to get it out there.
Don stated they will do the best that they can.

Mary said when you go to all the effort to change the General Plan and make it all worthwhile, the
125 responses in the city of our population is just not acceptable. Just here in these meetings they
have so much objection on what gets done, they have to try and make changes that are not against
the General Plan. In that case they need a good General Plan, and they need good representation
from the community.
Adam said they also need to be able to do the survey quickly; maybe reduce that survey down to the
5 most important questions and leave it at that. If they can do it in less than I minute, they will do it.

The meeting adjoumed at 5:45 p.m.

Adams, Executive Assistant
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MINOR LOT
FOR
RYAN BRINDLEY
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SECTION 26-1fi-22 SUU HOUSING DTSTRTCT ZONE (SHD)

(A)

Objectives and Characteristics: The SHD Zone is established as a district in which the
primary use of the land is for housing for Southern Utah University (SUU) purposes. The area
covered by this zone is intended to be the primary housing area for SUU. For this reason, the
zone can be located around the SUU campus in the SUU Student Housing Area of the City's
general land use plan. The area is intended to provide housing for SUU students and loaror ide
f irr lirnited !-arnnrercial us
. The SHD Zone is characterized by
wide, clean, well-lighted streets, with landscaped street frontages and ample pedestrian and
bicycle ways. Buildings on the lots shall be separated from structures on neighboring lots as
required by currently adopted Building and Fire Codes.

(B)

Permitted Uses: The following uses shall be permitted in the SHD Zone: (1) Any use
permitted in the R-1, R-2-2 and R-3-M Zones. (2) Boarding and rooming houses. Chapter 26 Article III- Page 10 (3) Private Schools. (4) Non-profit Community Service Clubs, except those
whose activity of which is customarily canied on as a business. (5) Planned Unit Developments
approved per this ordinance. (6) Residential facility for persons with a disability. not to exceed
twelve (12) residents (see Article XVI). (7) Raising and keeping chickens for non-commercial
purpo
d comnrercial s
ect to tlre
section: and su bject to
Article IV - Supplementary Regulations

(C)

Lot Area Requirements: There shall

be no minimum

lot area requirements for this

Zone.

(D)

Lot Width Requirements: there shall

be no minimurn

lot width requirements for this

Zone.

(E)

BuildingSetbackRequirements:

(l)

Side Setback: shall be in compliance with currently adopted building and fire code as
adopted at the time of the land use application.

(2) Front Setback: shall be a minimum of 15' from the street right-of-way line including
corner street sides and in compliance with cunently adopted building and fire code as
adopted at the time of the land use application.
(3) Rear Setback: shall be in compliance with cunently adopted building and fire code as
adopted at the time of the land use application.

(F)

Building Height Requirements: The maximum height of any building shall be fifty (50)
feet in compliance with currently adopted building and fire codes.

(G)

Building Size Requirements: In compliance

r,vith currently adopted

building and

f-rre

codes.

(H)

Drvelling Unit Density Requirement: No requirements

(l)

Parking Requirements: Required parking in the SHD Zone is 0.75 parking stalls per

occupant.

(J)

Special Provisions:

1) All oft--street parking space shall be hard surfaced.
2) Landscaping - see Article VII, Landscaping.
3) See Article IV, Supplementary Regulations to all zones.

4)
5)

Compliance with City Subdivision Ordinance and City adopted Building and Fire Codes.
In addition to the International Fire Code, these Fire Department provisions are required
for Group R occupancies:
a) Any required Fire Department Connection (FDC) will be located in the front or
side setback of the building as directed by the Fire Chief.
b) Full automatic sprinliler system designed and installed per the current
International Fire Code.
c) Full Commercial Fire Alarm System designed and installed per the current
International Fire Code shall be installed in Group R occupancies where any of
the following conditions apply:
i. any bedroom is located in a three or more story building,
ii. any bedroom is located in a basement, or
iii. the building contains 16 or more bedrooms.
d) Section 26-III-22(JX5Xb) and (c) shall not be required for single family
dwellings, duplexes and legally subdivided townhomes.

(K)

Design Criteria: Buildings within the SHD zone are encouraged to present a street side
elevation that is visually and physically penetrable, incorporating architectural elements that
provide visual interest and relief from flat surfaces such as the textured materials, offset planes,
differentiated piers and columns, varied roof lines, and other projections. The following are
required standards applicable to projects within the SHD zone:

(1) Landscaping:

a.

b.

c.

d.

Simple landscape plan required. All setbacks adjacent to the street shall be
improved with landscaping and shall not include more than 50 percent rock
and or gravel materials. Street trees shall be planted on private property along
all street frontages at a minimum of 1 tree for every 30 linear feet. All trees
shall be maintained by the property owner,
Tree plantings are not required to be of equal spacing and shall not preclude
hre access.
Minimum 24-inch box trees required.
Due to soils conditions within the area the amount of landscaping may be

reduced to prevent soil saturation and potential structural damage. Reductions
shall be based on a soils report provided by the developer.

(2) Parking:
a. Building shall be oriented towards the public street w'ith no onsite parking or
drive aisles within any setback adjacent to a street.
b. Parking lots located behind a building and abutting the tiont yard of a through
lot, or visible from a comer shall be screened with lor.v level walls, bemrs, or
hedges and trees. No such implements shall impede any required sight
distances.

(3) Screening:
a. Mechanical equipment including

b.

air compressors, backflow prevention,
irrigation, control boxes, and similar equipment located at grade or on a rooftop
shall be shielded from view by permeant materials compatible with the exterior
colors and materials of the building.
i. Conduits mounted on the exterior of a building shall be finished to
match the building.
Each Developrnent shall provide facilities for the storage and collection of
refuse as follows:
i. Unless enclosed in a building. all waste materials shall be located within
an enclosure encompassing 6-foot masonry walls finished to match the
building.
ii. Enclosures shall not be allowed in any yard which abuts a public street,
between the primary building and any adjacent street frontage, and shall
be located a minimum of five feet from adjacent residential properties.
iii. Enclosures which are visible from a public street shall have the access
openings oriented away from the street frontage.

(4) Architecture:
a. All buildings shall incorporate at least two primary building materials as part of
the exterior fagade. Mirrored glazing as a primary building material shall be
prohibited.
b. Lighting shall be shielded to prevent glare.
c. Buildings shall incorporate a minimum of three colors.
d. A minimum of one primary entrance shall be located at the ground floor.
Exterior entrances shall be permitted at upper floors; however no exterior access
corridor above the first floor shall be permitted adjacent to any street frontage.
e. Every part of a required yard shall be open to the sky and unobstructed except
for architectural projections of sills, eaves, belt courses, cornices, columns and
other omamental features. All projections shall maintain a minimum of 12 feet
from any street property except for porches which shall maintain a minimum of
10 feet to street property line. Projections shall not be placed within any public
utility easement nor be utilized to increase the square footage of any building.
(5) Architectural Guidelines: The following guidelines are encouraged to promote visual

interest and architectural quality of buildings within the zone:
a. A building should not have a total measurement greater than 100 linear feet
along any i,vall, roof-, or footprint. Building wail offsets, including projections,
and recesses are encolrraged along any building w'all lacing a street. The total
measlrrernent of such offsets should equal a minimum of 20 percent of the
building rvall length. The minimum depth of any recess or projection should
be I foot r,vith a maximum spacing between such ofTsets at 30 f-eet.
b. Rooflines should be vertically articulated at least every thirty t-eet along the
street frontage with the use of architectural elements such as parapets, varying
cornices, reveals and varying roof form. Flat roofs with a horizontal fascia are
discouraged unless there is a change in the root'line at least every 30 feet with a
minimum vertical change in the roofline of three feet. Any building with a flat
roofshould incorporate at least one change in plane.
c. Primary building entrances and paths of travel should be visible from the
primary street frontage and shall provide direct pedestrian access from a city
sidewalk. If a site fronts on two streets. the primary street frontage should be
determined by aligning the entrance with the predominant front yard pattern of
the adjacent residential streets.
d. Exterior entrances serving multiple units should have a roofed projection or
recess with a minimum depth of five feet \,vith a length that is a minimum of
one foot beyond each side ofthe entrance doors. Exterior entrances serving a
single unit should have a recess or roofed projection at a minimum of three (3)
feet in depth and a length that is a minimum of one foot beyond each side of the
entrance door.
e, Blanl,i walls (facades r,vithout doors or windolvs) are encouraged to be less than
30 feet along any street frontage.
s: The use of commercial s ces in the SHD zone can en
5
resident life bv providine needed services and emolovment oooortunities within a walkable
distance of campus. These commercial spaces are intended to be incidental to the residential
m

nature ofthe zone

th o Mivpd-l I<p Tnno nr f he
Downtown CommercialZone are permitted as art of anv buildins in the SHD zone so lons as
a. the commercial soace is located on and fa ces on e of the followins streets in the zone:
'r.
200 5 between 300 W and 11.50 W;
ii. Center Street
iii. 300 W between 200 N and 200 5; and
iv. 800 W between 200 N and 200 S
n
n
five ercent of the total
b. the
indoor space of the buildine: and
c. the commercial space public signage must:
i. face one of aforementioned streets identified in Section 26-lll-221L\(1){a):
ii nrrelifrr rc r "\M a il cton " or "awnin g st " under the Cedar 1- i+r r Si
Ordinance
1,

Of hp I

t han home occu n ations commercial

uses np rmitted in

dh

and

iv.
2. Non-residential oa

comolv with th e desisn rest rictions of the Historic Downtown Area under
the Cedar City Sign Ordinance
ins spaces shall be based on Section 26-V et seq. of this ordinance

3. There shall be n o minimum setback for buildinss frontins streets i dentified in Section 25-lll22(L)(1)(a)for those lot lines abutting the aforeme ntioned streets so long as the ground floor

thereof is at least fiftv o ercent utilized for commercial ourooses. All ot her setbacks shall apolv
rs
enrn into a
bli
ssed into the buildi
tn U
there is no impedance to ADA access and fire access per Appendix D of the fire code
4. Commercial uses sh all be setback 10 feet from the Drooertv line of anv Sinsle-Familv
Residence.

5. No commercial space mav use a drive-in, e+ drive-thr ough, or sasoline service stations in
the SHD__Zone

M) 200 N Proiect s: Buildinss and oroiects which border 200N sha ll meet the criteria of this
exce as follows

1)

2l
3)

4l

Mixed Use Deve
ments shall meet the criteria of this sect ion with exceotion of
Sections 25-lll -22 E 26-lll-22(Kl and Section 26-lll-22[l but m st meet the setbacks
ments of the HS H hwa
ercial buildi
with
above mav reduce th e setback alons anv oublic rieht-of-wav or street to fifteen feet.
Commercial uses s hall be permitted as allowed within the HS (h ishwav Services) or the
CC {Central Com merciallzones of this ordinance with exceotion
easoline oumos and
servr ce stations shall not be oermitted as oart of a m
use oroiect: and
Landscaoe reoui
ents shall be in comoliance with Sectio n 26-Vlet seq of this
ordinance.
Residential oarki
spaces shall be in accorda nce with the SHD zone and non-residential
parkins soaces shall be based on Section 26-V et seq. of this ordinance
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