
 

Hildale City Planning Commission 

Tuesday, May 19, 2026 at 6:00 PM 

320 East Newel Avenue, Hildale City, Utah 84784 

 

Agenda 

Notice is hereby given to the members of the Hildale City Planning Commission and to the public, that the Planning 
Commission will hold a will hold a public hearing as part of the regular meeting on Tuesday, May 19, 2026 at 6:00 
p.m. (MDT), at 320 East Newel Avenue, Hildale City, Utah 84784. 

Commission members may be participating electronically by video or telephone conference. Members of the 
public may watch the City of Hildale through the scheduled Zoom meeting. 

Join Zoom Meeting 
https://zoom.us/j/95770171318?pwd=aUVSU0hRSFFHcGQvcUlPT3ZYK0p5UT09 

Meeting ID: 957 7017 1318 
Passcode: 993804 

One tap mobile 
+16699006833,,95770171318#,,,,*993804# US (San Jose) 
+12532158782,,95770171318#,,,,*993804# US (Tacoma) 

Dial by your location 
+1 669 900 6833 US (San Jose) +1 253 215 8782 US (Tacoma) 
+1 346 248 7799 US (Houston) +1 929 205 6099 US (New York) 

+1 301 715 8592 US (Washington DC) +1 312 626 6799 US (Chicago) 

Comments during the public comment or public hearing portions of the meeting may be emailed to 
recorder@hildalecity.gov. All comments sent before the meeting may be read during the meeting and messages 

or emails sent during the meeting may be read at the Mayor’s discretion. 

Roll Call of Commission Attendees: City Recorder  

Welcome, Introduction and Preliminary Matters: Presiding Officer 

Pledge of Allegiance: By Invitation of Presiding Officer 

Conflict of Interest Disclosures: Commissioners 

Approval of Minutes of Previous Meetings: Commissioners 

1. Approval of Minutes for March 16, 2026. 

Reports: 

Public Hearing:  

2. The Purpose of this hearing is to receive public comments concerning a request to rezone Parcel 
number HD-SHCR-6-1-A commonly addressed as 385 W Utah Ave, Hildale, UT from Residential 
Agriculture .5 (RA -.5) to Single Family Residential 8 (R1-8) Zone. 

Unfinished Commission Business: 

New Commission Business: 

3. Consider approval to re-zone parcel number HD-SHCR-6-1-A commonly addressed as 385 W Utah 
Ave, Hildale, UT from Residential Agriculture .5 (RA -.5) to Single Family Residential 8 (R1-8) Zone.   
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Public Comments: (3 minutes each - Discretion of Presiding Officer) 

Commissioners Comments: (10 minutes total) 

Commissioners comments of issues not previously discussed in the meeting. 

Continuing Education 

NO WORK SESSION 

Executive Session: As needed 

Adjournment: Presiding Officer 

Agenda items and any variables thereto are set for consideration, discussion, approval or other action. The Hildale 
City Planning Commission may, by motion, recess into executive session which is not open to the public, to receive 
legal advice from the City attorney(s) on any agenda item, or regarding sensitive personnel issues, or concerning 
negotiations for the purchase, sale or lease of real property.  Hildale City Planning Commission Members may be 
attending by telephone. Agenda may be subject to change up to 24 hours prior to the meeting.  Individuals needing 
special accommodations should notify the City Recorder at 435-874-2323 at least three days prior to the meeting. 
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Hildale City Planning Commission 

Monday, March 16, 2026 at 6:00 PM 

320 East Newel Avenue, Hildale City, Utah 84784 

 

Minutes 

Roll Call of Commission Attendees: City Recorder  

PRESENT 
Chair Elissa Wall 
Commissioner Jeromy Williams 
Commissioner Teresa Barlow 
Commissioner Thomas Timpson 

ABSENT 
Vice Chair Thirkle Nielsen 
Commissioner Rex Jessop 
Commissioner Russel Jessop 

Welcome, Introduction and Preliminary Matters: Presiding Officer 

Chair Wall called the meeting to order at 6:04 pm, welcomed attendees, and thanked staff for their work in 
preparing the meeting.  

Pledge of Allegiance: By Invitation of Presiding Officer 

The Pledge of Allegiance was led by Chair Wall. 

Conflict of Interest Disclosures: Commissioners 

None 

Approval of Minutes of Previous Meetings: Commissioners 

1. Consideration, Discussion and Possible Approval of Planning Commission Meeting Minutes of February 
23, 2026. 

Motion made by Chair Wall to approve Planning Commission Meeting Minutes of February 23, 2026., 
Seconded by Commissioner Timpson. 
Voting Yea: Chair Wall, Commissioner Williams, Commissioner Barlow, Commissioner Timpson 

Motion Carried 

Reports: 

No reports were presented. 

Public Hearing:  

2. The purpose of this hearing is to receive public comment concerning a request to rezone parcel HD-
SHCR-3-30, commonly addressed as Jessop Ave & Redwood St., Hildale, Utah from Residential 
Agriculture (RA-1) to Residential Single-family (R1-10). 

Chair Wall opened the public hearing at 6:06 PM. It was noted during the opening that the meeting 
agenda contained an error — the address and the zoning designations listed were incorrect. Staff 
confirmed the public notice had been posted correctly more than ten days prior. Chair Wall restated the 
hearing with the corrected information: the request is to rezone parcel HD-SHCR-3-30, commonly 
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addressed as 820 North Elm Street, from RM-1 (Residential Multi-Family) to NC (Neighborhood 
Commercial). 

No public comments were received. The public hearing was closed at 6:09 PM. 

Unfinished Commission Business: 

There was no unfinished business to address. 

New Commission Business: 

3. Consideration, discussion and possible approval of a request to rezone parcel number HD-SHCR-3-30 
commonly addressed as 820 North Elm Street from RM-1 to NC. 

Mayor Jessop gave the staff report on the application submitted by Daniel Williams to rezone the one-
acre property at 820 North Elm Street from RM-1 to Neighborhood Commercial (NC), so that the buyer, 
Shannon Langford, could obtain a business license for a small retail store operating from the front of the 
home. 

Staff is recommending approval on conditions. 

The applicant, Shannon Langford, was invited to address the commission. Staff noted that Ms. Langford 
had been operating the retail business for some time and was proactively seeking compliance through 
the rezone process. 

Commissioners discussed several topics including the intended future use of the structure, traffic and 
parking, and the appropriateness of the zone change. Chair Wall, noting familiarity with the property as 
a neighbor, asked whether there was any intention to add multifamily dwellings. Mayor Jessop clarified 
that the applicant intended to remove the unfinished upper shell of the home and operate as a single-
family residence with the attached commercial use. Commissioner Williams raised concerns about 
traffic and parking, and the applicant noted that there are two access points and ample parking on the 
side of the property. Commissioner Timpson acknowledged that detailed parking, fire separation, and 
building compliance requirements would be addressed through the subsequent conditional use permit 
process. 

Staff recommended conditional approval with four conditions: completion of departmental reviews prior 
to council action, the applicant obtaining all required business licenses, adherence to all NC zone 
standards, and a conditional use permit for any future residential use. 

Motion made by Commissioner Williams to approve request to rezone parcel number HD-SHCR-3-30 
commonly addressed as 820 North Elm Street from RM-1 to NC, Seconded by Commissioner Timpson. 
Voting Yea: Chair Wall, Commissioner Williams, Commissioner Barlow, Commissioner Timpson 

Motion Carried 

4. Consideration, discussion, and possible action on the Preliminary Plat for Crimson Mesa Subdivision. 

Allen Feller - Applicant - Mylar approval is ready to be signed by adjacent property owner. 

Commissioners engaged in a detailed discussion about the sequencing of the preliminary plat approval 
and the development agreement. Ms. Welch presented two options: approve the preliminary plat 
conditionally, with the development agreement required before final plat submission; or table the 
preliminary plat until the development agreement is finalized. Staff recommended the conditional 
approval route, a position supported by Utility Director Jerry Postema, who confirmed that high-level 
agreement had been reached on the utility provisions of the development agreement and expressed 
confidence that no outstanding issues would impede the process. 

Commissioner Timpson raised several substantive concerns, including the absence of a broader master 
plan for the larger annexation area, the sizing of the sewer infrastructure relative to future development 
needs, stormwater management on adjacent property, the classification and surface requirements for 
the secondary access road, and the unusual street layout. The project engineer, Jeff Thomas of 
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American Consulting and Engineering, explained that a master utility plan would be developed during 
the design phase, and that the preliminary plat approval was the necessary step to initiate that 
engineering work. Mr. Postema confirmed that utility master planning, including stormwater, is a 
standard requirement for all new subdivisions and would be fully addressed in the development 
agreement. 

Regarding the right-of-way dedication for extending Utah Avenue to the subdivision boundary, applicant 
Allen Feller confirmed that the adjacent property owner, Tony, had agreed to sign the necessary mylar 
and was fully cooperative. 

The commission expressed appreciation for the applicant's collaborative approach throughout the multi-
year process and recognized the development as an important opportunity for the city to gain 
experience working with a new type of developer. 

Staff's recommended conditions for approval were: (1) execution of a development agreement 
addressing setback modifications, infrastructure requirements, and all outstanding review comments; (2) 
dedication of the necessary right-of-way for the Utah Avenue extension in a format acceptable to the 
city and recorded with the county prior to final plat submission; and (3) resolution of all outstanding 
agency review comments to staff's satisfaction prior to final plat submission. 

Motion made by Chair Wall to approve the preliminary plat for Crimson Mesa Subdivision with 
conditions that a development agreement must be executed addressing setback modifications, 
infrastructure requirements, road dedication, and water and sewer capacity, and that all outstanding 
review comments be resolved prior to final plat submission, Seconded by Commissioner Williams. 
Voting Yea: Chair Wall, Commissioner Williams, Commissioner Barlow, Commissioner Timpson 

Motion Carried 

Public Comments: (3 minutes each - Discretion of Presiding Officer) 

Opened Public Comment at 6:58. There were no comments. Public Comment closed at 6:59. 

Commissioners Comments: (10 minutes total) 

Commissioners comments of issues not previously discussed in the meeting. 

None 

Continuing Education 

 

The commission continued its ongoing work session on the update of the Hildale City General Plan, facilitated by 
Kevin of Five County Association of Governments. Kevin distributed updated zoning maps showing both the full 
city zoning and a focused view of the city boundary area to help orient the discussion. 
 
The session focused on reviewing the goals and objectives in Chapters 1 through 3 of the existing general plan. 
The commission's objective was to identify which goals remain relevant, which have been met and may be 
condensed or removed, and where new goals or language may be needed. 

Chapter 1 – Community Planning Goals and Objectives: The commission reviewed Goals 1.1 and 1.2. Goal 
1.1 addresses quality of life through comprehensive planning, and Goal 1.2 addresses broad-based citizen 
participation. It was generally agreed that these two goals overlap considerably and could be condensed into a 
single, more direct goal. Goal 1.3, which pertains to coordination with other levels of government and public 
agencies, was discussed in the context of the city's existing interagency coordination practices. The commission 
also discussed objectives related to coordination with the Washington County School District, ultimately agreeing 
to retain that language given the ongoing need to maintain that relationship as district leadership changes. Two 
objectives under Goal 1.2 (objectives 2.3 and 2.4) were identified as already having been met through current 
statutory compliance and were recommended for removal. The discussion around citizen engagement was 
substantive, with commissioners and staff noting the persistent challenge of generating meaningful public 
participation. It was agreed that the general plan language around citizen engagement should be updated to be 
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broader and more flexible, rather than prescribing specific mechanisms such as newsletters, which could become 
outdated. 

Chapter 2 – Vision Statement: The mayor noted that the existing vision statement is excessively long at six 

sentences. It was agreed that refining the vision and mission statements would be best addressed in a future 
work session with the full city council, rather than by the planning commission alone, and that this session would 
be scheduled after the budget cycle concludes, likely in July. 

Chapter 3 – Land Use Goals and Objectives: The commission reviewed the opportunities, constraints, and 
goals sections. In the opportunities section, it was agreed to retain the language regarding annexation and 
commercial development along Utah Avenue, update references to infrastructure expansion (including the 
planned mechanical wastewater plant), and incorporate the concept of a city center and expanded mixed-use or 
neighborhood commercial development. The constraint regarding potential annexation conflict with Apple Valley 
was identified as no longer applicable, given ongoing coordination between the two cities on annexation 
boundaries. The anticipated changes section was identified as largely redundant with other sections and will be 
removed, with any relevant items absorbed into the goals and objectives. Goal 3.1 was recommended for 
simplification. Goal 3.2 was recommended to be updated to reflect the completed annexation and to include a 
reference to maintaining and updating the annexation policy plan. Goal 3.3 was identified as vague and overly 
narrow, as it omits land uses such as recreational, educational, and green space; Kevin agreed to draft revised 
language. 
 
The commission also discussed the concept of mixed use zoning, noting that while a mixed-use designation 
exists in the code, no implementing ordinances have been adopted. It was agreed that developing mixed-use 
language, potentially modeled as horizontal mixed use for smaller communities, would be a future action item 
connected to the general plan update. 

Next Steps: Kevin agreed to provide redlined drafts of the revised Chapter 1 through 3 goals for commissioner 

review before the next meeting. The commission agreed to address goals and objectives for Chapters 4, 5, and 6 
at the April meeting, followed by Chapters 7 through 10 in May. A joint work session with the city council on the 
vision and mission statement was tentatively planned for July. Following the council session, the commission will 
formulate community survey questions. Kevin agreed to share example surveys from other communities for 
reference. 

Executive Session: As needed 

NA 

Adjournment: Presiding Officer 

Meeting adjourned at 8:22 pm. 

 

Minutes were approved at the Planning Commission Meeting on ______________________. 

 

___________________________ 

Maxene Jessop, City Recorder 
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S T A F F  R E P O R T  –  Z O N E  C H A N G E  A P P L I C A T I O N 	

Hildale City Planning & Zoning	

TO:	 Hildale	City	Planning	Commission	

FROM:	 Donia	Jessop,	Zoning	Administrator	

DATE:	 May	15,	2026	

SUBJECT:	 Zone	Change	Application,	RA-.5	to	R1-8,	385	W	Utah	Avenue	

APPLICANT:	 Dell	Jessop	Timpson,	Jr.	(JR	Timpson)	

AGENT:	 None	

PROPERTY:	 385	W	Utah	Avenue,	Hildale	UT	84784.	North	1/2	of	Lot	1,	Short	Creek	Subdivision	#6	
(Doc	#20140018628),	

PARCEL NO.:	 HD-SHCR-6-1-A		|		0.426	acre	(~18,584	sq.	ft.)	

OWNERSHIP:	 Special	Warranty	Deed	to	Dell	Jessop	Timpson,	Jr.,	DOC	ID	20200013422,	Washington	
County	(March	17,	2020)	

REQUEST:	 Zone	change	from	RA-.5	(Residential	Agricultural,	half-acre	average)	to	R1-8	(Single-
Family	Residential)	in	preparation	for	a	future	lot	split	

FLU DESIGNATION:	 Residential	(General	Plan	2021	Future	Land	Use	Map)	

	

■ Request & Context	

Dell	Jessop	Timpson	Jr,	property	owner,	requests	a	zone	change	from	RA-.5	to	R1-8	for	parcel	HD-SHCR-
6-1-A	at	385	W	Utah	Avenue.	The	parcel	is	the	north	one-half	of	Lot	1,	Short	Creek	Subdivision	#6,	
recorded	in	Washington	County	in	2014,	and	contains	approximately	0.426	acre	(~18,584	sq.	ft.)	with	
dimensions	of	167.75	ft	×	110.79	ft.	The	property	was	conveyed	from	the	United	Effort	Plan	Trust	to	Mr.	
Timpson	in	March	2020.	The	applicant	intends	to	pursue	a	future	simple	lot	split	under	HCC	§152-39-
4(a)	creating	two	parcels	of	approximately	0.236	acre	and	0.190	acre.	A	compliance	review	of	the	
proposed	split	conducted	on	Wednesday,	May	6,	2026	found	the	resulting	parcels	would	not	meet	the	
RA-.5	minimum	lot	area	(0.4	acre)	or	minimum	lot	width	(100	ft)	required	by	HCC	§152-14-4,	Table	
152-14-2.	The	R1-8	zone	is	the	only	Hildale	residential	zone	where	both	proposed	parcels	would	be	
dimensionally	compliant.	The	applicant	has	chosen	the	rezone-first	sequencing	as	the	cleanest	
administrative	path,	with	the	lot	split	to	be	submitted	separately	if	the	rezone	is	approved.	
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■ Zone Analysis	

The	RA-.5	zone	(HCC	Chapter	14)	permits	a	mix	of	residential	and	limited	agricultural	uses,	including	
single-family	dwellings,	agriculture,	animal	specialties,	private	stables,	agricultural	business,	accessory	
dwelling	units,	and	short-term	rentals	(HCC	§152-14-3,	Table	152-14-1).	The	R1-8	zone	(HCC	Chapter	
13)	is	the	densest	single-family	residential	zone	offered	by	Hildale	City	and	permits	single-family	
dwellings,	accessory	dwelling	units,	residential	hosting	facilities,	and	short-term	rentals	as	permitted	
uses	(HCC	§152-13-3,	Table	152-13-1).	The	R1-8	zone	does	not	permit	agricultural	uses	such	as	
agriculture,	agricultural	business,	or	private	stables,	although	the	keeping	of	animals	and	fowl	for	
recreation	and	family	food	production	remains	permitted	under	§152-37-15	referenced	by	Table	152-
13-1,	footnote	3.	

Development Standard	 RA-.5 (Current)	 R1-8 (Proposed)	 Analysis	

Average Lot Area	 0.5	acre	 8,000	sq.	ft.	 Smaller	average	lot	facilitates	
the	proposed	split	

Minimum Lot Area	 0.4	acre	(~17,424	sq.	ft.)	 6,400	sq.	ft.	 Both	proposed	split	parcels	
(~10,280	and	~8,276	sq.	ft.)	
clear	the	R1-8	minimum	

Minimum Lot Width	 100	ft	 70	ft	 Both	proposed	split	parcels	
(92.75	ft	and	75	ft)	clear	the	
R1-8	minimum	

Maximum Height, Main 
Building	

35	ft	 35	ft	 No	change	

Maximum Height, Accessory 
Building	

20	ft	 20	ft	 No	change	

Maximum Size, Accessory 
Building	

2,000	sq.	ft.	 500	sq.	ft.	 Significantly	reduced;	
applicant	should	be	aware	

Building Coverage	 50%	of	lot	 50%	of	lot	 No	change	
Front Yard Setback	 25	ft	 25	ft	 No	change	
Rear Yard Setback (Main 
Building)	

30	ft	 10	ft	 Less	restrictive	in	R1-8	

Interior Side Yard Setback 
(Main Building)	

10	ft	 10	ft	 No	change	

Street Side Yard Setback 
(Main Building)	

20	ft	 20	ft	 No	change	

	

Source:	HCC	§152-13-4,	Table	152-13-2	(R1-8)	and	HCC	§152-14-4,	Table	152-14-2	(RA-.5).	

The	most	consequential	dimensional	changes	are	the	reduction	in	minimum	lot	area	and	minimum	lot	
width,	which	together	enable	the	proposed	lot	split.	The	reduction	in	maximum	accessory	building	size	
from	2,000	sq.	ft.	to	500	sq.	ft.	is	a	meaningful	restriction	that	the	applicant	should	be	aware	of	in	any	
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future	improvements;	HCC	§152-13-7B	preserves	the	option	to	seek	a	larger	accessory	building	through	
a	conditional	use	permit.	The	shift	from	a	30-ft	rear	yard	setback	to	a	10-ft	rear	yard	setback	in	R1-8	is	
less	restrictive	on	the	property	owner	but	reduces	the	buffer	to	adjacent	properties	on	the	rear	lot	line.	

The	shift	in	permitted	uses	removes	the	agricultural	use	rights	currently	associated	with	RA-.5,	
including	agriculture,	agricultural	business,	animal	specialties	as	a	standalone	use,	and	private	stable.	
The	applicant	has	indicated	the	property	will	be	developed	for	single-family	residential	use,	which	is	
permitted	in	both	zones,	so	this	change	is	consistent	with	stated	intent.	Short-term	rental	remains	
permitted	in	both	zones.	

■ General Plan Consistency	

The	General	Plan	2021	Future	Land	Use	Map	(page	18)	designates	the	central	residential	grid	of	Hildale	
City,	including	the	Short	Creek	Subdivision	area,	as	Residential.	The	General	Plan	describes	Residential	
Zones	as	encompassing	R1-10,	R1-8,	R1-6,	RM-1,	RM-2,	and	RM-3	(General	Plan	2021,	page	6).	R1-8	falls	
squarely	within	the	Residential	designation	on	the	Future	Land	Use	Map.	The	proposed	zone	change	is	
consistent	with	the	General	Plan's	Future	Land	Use	designation	for	this	property.	

The	General	Plan's	growth	analysis	(page	9)	anticipates	that	residential	development	pressure	will	be	
greatest	in	the	northwest	portion	of	the	community,	supporting	denser	residential	zoning	where	
infrastructure	and	parcel	patterns	make	smaller-lot	development	feasible.	The	subject	property	is	in	the	
western	portion	of	the	existing	residential	grid	and	is	already	smaller	than	the	RA-1	minimum	lot	area	
(0.8	acre)	of	most	surrounding	parcels,	so	the	parcel	is	functionally	limited	as	a	residential-agricultural	
lot.	Rezoning	to	R1-8	acknowledges	the	parcel's	actual	scale	rather	than	its	current	zoning	category	and	
aligns	the	regulation	with	the	practical	use	pattern.	

The	vicinity	contains	a	mix	of	RA-1	(most	surrounding	parcels)	and	RA-.5	zoning,	with	an	RA-.5	parcel	
directly	to	the	south	under	the	same	ownership.	The	proposed	R1-8	zoning	would	establish	a	new	
zoning	classification	for	this	parcel;	harmony	with	surrounding	RA-1	character	is	a	reasonable	
consideration	for	the	Planning	Commission	and	City	Council,	balanced	against	the	parcel's	existing	sub-
RA-1	dimensions	and	the	General	Plan's	residential	designation.	

■ Departmental Review	

The	City	consulted	with	the	Fire	and	EMS	Department	and	the	Utilities	Department	regarding	the	
proposed	zone	change.	Neither	department	flagged	issues	with	the	rezone	at	the	parcel	scale.	
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■ Staff Recommendation	

Staff	recommends	that	the	Planning	Commission	forward	a	POSITIVE	RECOMMENDATION	to	City	
Council	for	APPROVAL	of	the	zone	change	from	RA-.5	to	R1-8	for	parcel	HD-SHCR-6-1-A	at	385	W	Utah	
Avenue,	subject	to	the	following	conditions:	

Standard	Conditions	of	Approval:	

1.  The	zone	change	shall	not	be	construed	as	approval	of	any	proposed	lot	split.	The	applicant	must	submit	
a	separate	application	for	the	simple	lot	split	under	HCC	§152-39-4(a)	following	City	Council	approval	
of	the	rezone,	and	the	lot	split	is	subject	to	its	own	departmental	reviews,	joint	utility	committee	review,	
and	Certificate	of	Approval.	

2.  The	applicant	shall	comply	with	all	R1-8	development	standards	in	HCC	§152-13.	
3.  Any	future	construction	on	the	property	shall	comply	with	the	applicable	Hildale	City	building	code,	fire	

code,	and	Utility	Department	connection	requirements.	

	
Mayor	Donia	Jessop	
	
Zoning	Administrator	
	

______________________________	
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