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MINUTES OF A REGULAR MEETING OF THE HYRUM CITY PLANNING COMMISSION HELD JULY 9, 2026 AT THE HYRUM CITY COUNCIL CHAMBERS, 60 WEST MAIN, HYRUM, UTAH.
	
CONVENED: 6:30 P.M.

CONDUCTING: Chairman Nelson

EXCUSED: Commissioners Averie Wheeler, Marty McBride, and Michael Sovine.

PRESENT: Chairman Stephen Nelson, Commissioners Scott Casas, Paul Willardson, and Alternate Member Emily Webb.

CALL TO ORDER: There being four present and four representing a quorum, Chairman Stephen Nelson called the meeting to order. 

OTHERS PRESENT: City Planner Tony Ekins, Power Superintendent Larry Coleman, Distribution Manager Blake Ballard, Water Reclamation Superintendent Angela Pritchett and eleven citizens. Secretary Bethany Sproul recorded the minutes. 

PLEDGE OF ALLEGIANCE: Commissioner Webb led the governing body and the citizens in the Pledge of Allegiance.

INVOCATION: Commissioner Casas

APPROVAL OF MINUTES:

The minutes of a regular meeting held on June 11, 2026 were approved as written. 


ACTION	Commissioner Willardson made a motion to approve the minutes of June 11, 2026 as written. Commissioner Casas seconded the motion and Commissioners Casas, Nelson, Wheeler, and Willardson voted aye.


AGENDA APPROVAL:

A copy of the notice and agenda for this meeting was posted on the Utah Public Notice Website and Hyrum City’s website, distributed to each member of the Planning Commission, and posted at the City Offices more than forty-eight hours before meeting time.


ACTION	Commissioner Casas made a motion to approve the agenda for July 9, 2026, as written. Commissioner Webb made the motion and Commissioners Casas, Nelson, Wheeler, and Willardson voted aye.

	
6.	PUBLIC HEARINGS
A. Misti Hamaker, Rezone R-2 to C-2 - Seeking recommendation to the City Council to rezone from Residential Zone to R-2 to Commercial Zone C-2 located at 400 West Main Street
B. Suzi Bates, Conditional Use Permit – Seeking Planning Commission Approval for a Short-Term Rental Conditional Use Permit located at 280 South Center Street.

7. 	SCHEDULED DELEGATIONS
A.	Misti Hamaker, Rezone R-2 to C-2 – Seeking recommendation to the City Council to rezone from Residential Zone to R-2 to Commercial Zone C-2 located at 400 West Main Street. 
B.	Suzi Bates, Conditional Use Permit – Seeking Planning Commission Approval for a Short-Term Rental Conditional Use Permit located at 280 South Center Street. 
C.	AMENDED – West Point Dairy Products, Receiving Warehouse Expansion - CONTINUATION-  Seeking recommendation to the City Council for site plan approval for receiving and warehouse expansion located at 570 North 500 West.
D.	Darrel Duncan, Wilson Mini Subdivision – Seeking recommendation to the Zoning Administrator for a Mini-Subdivision Approval consisting of 2 lots located at 496 South 200 East.
8.	OTHER BUSINESS
A.	Staff would like to discuss the current zoning regulations that are regulating accessory building location and height, and how the current code will relate to recent State of Utah legislation for detached accessory building.	
9.	ADJOURNMENT




PUBLIC HEARINGS:

THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING MISTI HAMAKER, REZONE R-2 TO C-2 – SEEKING RECOMMENDATION TO THE CITY COUNCIL TO REZONE FROM RESIDENTIAL ZONE TO R-2 TO COMMERCIAL ZONE C-2 LOCATED AT 400 WEST MAIN STREET.

City Planner Tony Ekins said that this application was regarding the old Seminary building by South Cache Middle School. The applicants do not currently own the property. It is up for sale, and the bids close on July 13th, 2026. The applicants are proposing a new use for the property, professional childcare, which is currently allowed in commercial and residential zones as an accessory use. 

ACTION	Commissioner Willard made a motion to open the public hearing at 6:37 P.M. Commissioner Casas seconded the motion and Commissioners Casas, Nelson, Wheeler, and Willardson voted aye.

Chairman Nelson asked that if anyone has comments regarding this agenda item to state their name and address for the record.

Cherry Howe, who lives at 17 South 400 West, said that she is in favor of the new use. She said that professional childcare would be a great use for the empty building. She stated that she was concerned with parking. Howe also mentioned that there is a feral cat colony nearby.

City Planner Ekins said he received a call from a citizen who was in support of the new use.

Cannon Hamaker said that they would add parking and take care of the cat problem. He said that they were also aware of the traffic issues in the area and that they would create a drop-off plan. 

ACTION	Commissioner Webb made a motion to close the public hearing at 6:41 P.M. Commissioner Casas seconded the motion and Commissioners Casas, Nelson, Wheeler, and Willardson voted aye.

THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING SUZI BATES, CONDITIONAL USE PERMIT – SEEKING PLANNING COMMISSION APPROVAL FOR A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 280 SOUTH CENTER STREET.

City Planner Ekins stated that a new ordinance regarding short term rentals was established recently. Short-term rentals are now required to have a conditional use permit and a business license. The city had sent out notices to short-term rentals in Hyrum, and this application was the first response the city received. 

ACTION	Commissioner Webb made a motion to open the public hearing at 6:43 P.M. Commissioner Casas seconded the motion and Commissioners Casas, Nelson, Webb, and Willardson voted aye.

Chairman Nelson asked that if anyone has comments regarding this agenda item to state their name and address for the record.

David Bates, who lives at 280 South Center, said that he would be happy to answer any questions the commission had for him.

City Planner Ekins said that he had received some support and concerns. The main concerns were regarding parking and traffic. He stated that the applicant provided a parking plan which will be along the north side of the building. One caller asked if the code required fencing to create a barrier. Ekins told them that requirement was not included in the code.

ACTION	Commissioner Willardson made a motion to close the public hearing at 6:47 P.M. Commissioner Casas seconded the motion and Commissioners Casas, Nelson, Webb, and Willardson voted aye.


SCHEDULED DELEGATIONS:

MISTI HAMAKER, REZONE R-2 TO C-2 – SEEKING RECOMMENDATION TO THE CITY COUNCIL TO REZONE FROM RESIDENTIAL ZONE TO R-2 TO COMMERCIAL ZONE C-2 LOCATED AT 400 WEST MAIN STREET.

City Planner Ekins said that in both residential and commercial zones, professional childcare is considered as an accessory use. This would require a primary use to be assigned to the property. As the code is now, it is not possible to accept professional childcare as a primary use. Ekins said that there are four main scenarios that can be chosen from to accommodate this use. The first option is to maintain the property as R-2 and include a permitted primary use, like a single-family dwelling, and the professional childcare can be an accessory use. The applicants are not interested in this option. Option two would still maintain the zoning of R-2, but amend the code to allow professional childcare to be either a permitted or conditional use. This would allow for any single-family dwelling to potentially become a professional childcare facility. This could lead to an increase of traffic. Option three would be to rezone the property to C-2 and include a permitted use, such as a private school, to allow for the use of professional childcare. Option four is to rezone the property to C-2 and amend professional childcare to be a permitted or conditional use. If in the future, this business decides to leave, this will open up the possibility of other permitted C-2 uses to occur on this property. 

Chairman Nelson asked if there are any concerns that the applicant is not the property owner. 

City Planner Ekins said that the applicant has been in contact with the real estate agent. A notice for the public hearing was also mailed to the property owner. 

Commissioner Willardson explained that this application can be taken to the City Council, however, it cannot be voted on until the applicants own the property. This allows the applicant to get it to the City Council as soon as possible.

Chairman Nelson stated that even if the rezone was granted, it does not necessarily get the applicant where they would like to be. The code will still need to be changed.

Commissioner Willardson asked which scenario the applicant preferred. 

City Planner Ekins answered that the applicant would prefer professional childcare to be the primary use. 

Commissioner Casas said that he is in favor of keeping this property as R-2 but changing the code to allow professional childcare to be a primary use. He was concerned what type of businesses could potentially replace it. Not every type of business would be the best fitting next to a school.

Commissioner Willardson pointed out that if they change the code for professional childcare to be a primary use in R-2 zones, then it could potentially be put in any residential area. 

City Planner Ekins said that regular residential lots would not be able to accommodate the parking requirements professional childcare needs without heavy alteration to the property. 

Cannon Hamaker said that they would prefer to change the zoning. The construction costs and time to change the building to accommodate as a living space as well as a childcare facility would be quite a lot. It would also limit the amount of space to be dedicated to childcare. He was unsure how to resolve the concerns regarding future businesses on this lot. As a member of the community, he would also be concerned with some other types of commercial businesses setting up shop there with a close proximity to the school. He said that the Church of Jesus Christ of Latter-Day Saints, the property owner, is aware of this application. Hamaker said that they have not received any feedback from them. They would just like to get the process started.

Chairman Nelson stated that as the code stands right now, professional childcare is only permitted as an accessory use in both R-2 and C-2 zones. He said that it makes sense for it to be an accessory use for residential zones.

Commissioner Casas said that he would be in favor of changing the zoning to C-2 under the condition the applicant acquires the property and obtains a conditional use permit. 

Commissioners Willardson and Webb both agreed. 

Chairman Nelson said that professional childcare should be moved from an accessory use to a primary use. He does not have strong feelings whether it should be a permitted or conditional use. The property diagonal from this application is zoned as C-2. He said that out of the options Ekins presented at the beginning, number three would be the best. 

Commissioner Willardson said that it is a commercial-like building and commercial-like lot. His only concern is if in the future a new business comes by that is not compatible with a school being close by. 

Chairman Nelson asked if there is any additional guidance the general plan would offer for this area.

City Planner Ekins said there is not. 


ACTION	Commissioner Willardson made a motion to recommend approval of rezoning a residential zone to R-2 to a commercial zone C-2 located at 400 West Main Street with the contingency of either they receive the property owner’s consent or the Hamaker’s become the property owner. Commissioner Casas seconded and Commissioners Casas, Nelson, Webb, and Willardson voted aye.


SUZI BATES, CONDITIONAL USE PERMIT – SEEKING PLANNING COMMISSION APPROVAL FOR A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 280 SOUTH CENTER STREET.

City Planner Ekins said that this was the first short term application that the city received. The northeast area that abuts the chapel is the main area for the short-term rental and will consist of three levels. Ekins said the north facing windows in the bunk and theater room will need to be replaced with emergency exit windows to comply with the city ordinance. It must be completed for it to be permitted to have people sleep in that room. The fire department provided requirements for the windows to meet exiting standards. The main level consists of the living room and kitchen. The upper level has three bedrooms and two bathrooms. The occupancy load will allow for 15 occupants. There is no public school within 660 feet. This short-term rental will remain owner occupied. A business license will be required after the conditional use is issued. 

Chairman Nelson invited the applicants to come to speak about their application.

David Bates stated that this was the first they had heard about needing to change the glass block windows. He asked if the door and stairwell were insufficient exits.

City Planner Ekins explained that fire and building code requires window exits. Hyrum city code states that short term rentals must meet building code.

Chairman Nelson added that the State of Utah is the one who adopts the building code, and the city must follow those regulations.

Bates asked why a window must be provided for an exit when there is a door available.

Chairman Nelson stated that the building official is the one with the interpretative authority over building code. The commission would have applicants comply with building code, but cannot dictate what the building code is. 

City Planner Ekins said that adding in windows is for the safety of the occupants. If the windows do not get changed, the room cannot be used as a sleeping room. 

Chairman Nelson explained that since this room will have occupants sleeping in there, there are different requirements for emergency exits as compared to when this building was used with a high occupancy load in mind. 

City Planner Ekins said that if a fire blocked the doors, then the occupants would be trapped. The window will provide another way people could exit if needed. 

Chairman Nelson asked that since the short-term rental will remain owner occupied, if the remainder of the house is just for personal use.

Bates answered yes.

The commission went through items F, 1 through 9 to discuss if there were any concerns. For most of the items the commission did not find that there would be any additional nuisances that would occur with a short-term rental compared to if it was just a single-family home. The only concern brought up was that the building needs to meet fire and building code.

City Planner Ekins reaffirmed that the international code council is the group that regulates the code that states, counties, and cities must follow. It is the city’s obligation to license safely and responsibly. If the room does not meet the safety regulations, then it cannot be used as a sleeping room.

ACTION	Commissioner Casas made a motion to recommend approval for a short-term rental conditional use permit located at 280 South Center Street with the condition that the structure meets international building and fire code. Commissioner Webb seconded the motion and Commissioners Casas, Nelson, Webb, and Willardson voted aye.


WEST POINT DAIRY PRODUCTS, RECEIVING WAREHOUSE EXPANSION – CONTINUATION – SEEKING RECOMMENDATION TO THE CITY COUNCIL FOR SITE PLAN APPROVAL FOR RECEIVING AND WAREHOUSE EXPANSION LOCATED AT 570 NORTH 500 WEST.

City Planner Ekins said that this was a continuation from the previous Planning Commission meeting. West Point Dairy took the comments from city staff to their engineers and provided responses to each one. There are three main items that are still in discussion, which are: Traffic patterns, and the public utilities and capacities for the city power and city sewer.

Ekins said that there is a Hyrum City code that regulates traffic when there are trucks that come in and out of a site with products. The applicant has provided different concepts for their plan. Ekins explained that 700 North is a planned road in the area for the industrial district. Many other organizations have been watching the area to see how it develops. It is important to remember that while it is unpaved, and does not have much traffic now, it is anticipated for the future. Roadways and intersections are meant to move traffic through. Any potential issues with the impediment of traffic due to trucks coming and going from the site should be fixed during the planning phase.

City Planner Ekins said that he invited Power Superintendent Larry Coleman and Water Reclamation Superintendent Angela Pritchett to speak regarding the concerns of this project related to their departments.

Power Superintendent Larry Coleman said that his department has been working with West Point Dairy on this application process. They would like their business to succeed. However, there are concerns regarding both the capacities of the city and the applicant.

Commissioner Willardson asked if the first phase will overdraw their current system. 

Power Superintendent Coleman said that they are still working with the applicant’s engineers to get the load calculations. The numbers initially given did not match the numbers the city has on their meters. He is concerned about what the applicant brings in versus what can actually be handled. There has been discussion that the applicant may bring in new loads and phase out some old ones, but Coleman was unsure how that would play out. The biggest concern is that there is one feed that goes in currently, but it has to be divided amongst their transformers. The Power Department is currently waiting on a control building for their substation that could help accommodate it, which is about a year out. Another concern is that the transmission line is at capacity. While the department is working on upgrading it, it still takes time.

Commissioner Casas asked if the line is owned by Rocky Mountain Power or the city.

Power Superintendent Coleman answered that it is the city’s. They have an intertie connect with Rocky Mountain at the mouth of Blacksmith Fork Canyon, which at that point, the city takes possession of it. 

Commissioner Casas asked if the either city assets or city customers would be negatively affected if this site plan expansion was approved.

Power Superintendent Coleman said it potentially could. 

Commissioner Casas asked the difference of the effect of adding multiple homes to the system in comparison to this expansion.

Power Superintendent Coleman said that a residential load has less of an impact than a commercial load does. He said that the city should be able to handle the first phase of the applicant’s expansion. However, he is not as sure about the following phases. 

Commissioner Casas asked if the natural gas plant next to West Point Dairy is at capacity.

Power Superintendent Coleman said that it is not. It can generate up to seven and a half megawatts of power. It is enough to run the applicant’s operations, however, he does not want to rely on generation to run their facility. It is meant to be used for peak shaving loads, to ease the burdens of the transmission lines. 

Commissioner Casas said he mentioned it to see if there is a way to help the applicant move forward without it causing harm to the rest of the city.

Distribution Manager Ballard said that generators are expensive to run. However, they would like the business to succeed. As long as the department receives the correct numbers, this phase of the project should be fine.

Power Superintendent Coleman reassured that the first phase can be handled, it is the following phases they are not ready for. As long as the power department receives reliable data, it should get worked out.

Commissioner Casas asked if Coleman had any recommendations for conditions for the Planning Commission to include in their motion.

Power Superintendent Coleman answered that they just want accurate and detailed load data.

Commissioner Willardson asked what is causing the discrepancies.

Power Superintendent Coleman said he was not sure. The city’s meters are accurate within .002%. The demands they see are different from what the applicant is giving them. The additional loads would be coming from their electrical engineer, but he is unsure how those are being calculated. It is not always clear if the data the applicant presents is the same as what the power dept is looking at.
 
Commissioner Casas asked if there is any worry on approving housing in the future.

Power Superintendent Coleman said that if an application comes in that the city cannot support, the power department will let it be known. Coleman said that the biggest challenge is upgrading the transmission line to a higher capacity, but is the biggest priority for the power system so additional developments can be supported.   

Chairman Nelson thanked Power Superintendent Coleman for his time and invited Water Reclamation Superintendent Angela Pritchett up to discuss the site plan application.

Water Reclamation Superintendent Angela Pritchett said that the treatment plant is at 75% capacity. There was not as much as originally thought when Millville City connected to the system. The department is currently working on a master plan which will help prepare with growth and give a detailed roadmap. It takes time to build treatment plants, so they cannot wait until it reaches capacity. Pritchett anticipates the master plan will have them upgrade within the next five years.

West Point Dairy operates under an industrial discharge permit, which has expired. Pritchett said she tried to get the State of Utah to update it with flow volume parameters so the dairy can only send over so much a day. The state told them that they are overallocated, and would not update the dairy’s permit. 

Pritchett explained that West Point Dairy does not have a meter that tracks how much wastewater is discharged from their facilities. Typically, commercial entities are charged based off of water usage. It was recently brought to her attention that West Point Dairy brings in 200,000 gallons per day of product. This means not all of the water is getting measured that gets sent to the treatment plant. They asked West Point Dairy to install a meter, and they are working on complying with that request. 

Commissioner Willardson asked if the amount of clear water that gets sent to the treatment plant makes a difference.

Water Reclamation Superintendent Pritchett said the issue is more with hydraulic capacity. The state permits the treatment facility to only discharge 2 million gallons per day. They are currently sitting at 1.5 million gallons per day.

Commissioner Casas asked if the 45,000 gallons of clear water can be diverted for agriculture uses. 

Water Reclamation Superintendent Pritchett answered that it would have to be handled through a permit with the Utah Division of Water Quality. She said that the treatment plant cannot continuously accept more wastewater. At the very least, she would like a cap on how much West Point Dairy can send to the treatment facility. Other options have been discussed like West Point obtaining a UPS permit, which would allow them to discharge water into another body of water, but must meet certain water cleanliness standards. It had also been discussed that JBS could take in some of West Point Dairy’s wastewater as they have a UPS permit. 

Commissioner Casas asked how much wastewater gets put back into the irrigation system.

Water Reclamation Superintendent Pritchett answered that all of it goes into irrigation for six months of the year. It was discussed that the applicant applies for a reuse permit, however those are expensive.

Chairman Nelson thanked Pritchett for her time and then invited J.D. Rhea to speak regarding the site plan.

J.D. Rhea with West Point Dairy said that they were able to come up with a new plan that utilizes two scales. There is a scale as the trucks come in, they unload and then go through another scale on the way out.

Commissioner Willardson asked about the electrical data. 

Rhea said that they will work on getting the specified data to the power department. 

Commissioner Willardson asked what their sewer metering process has been. 

Rhea said that the meters they had before were fairly accurate but not certified. A new meter has been installed that meets the proper certifications.

Commissioner Willardson asked if there are times that they use more water or if it is consistent throughout the year.

Rhea said that it is very consistent. Most of their processes are running throughout the whole year. The water that gets sent out could vary. They had discussed numbers with Superintendent Pritchett of the amount they can send out and asked for a compliance schedule to reach that number. He is confident they are discharging about 220,000-230,000 gallons a day. The 40,000-45,000 gallons of clear water will be the first water that they will polish, pasteurize and reuse at the plant. The technology that they have learned to use at the milk plant will be added to the butter plant over the next couple of years. He intends that as early as late fall; they will start catching the clear water and reusing it. He said that they are already working on alternatives in case they ever start getting more category one water than they can store. 

City Planner Ekins said that West Point Dairy received guidance from previous city staff that led to some setback discrepancies. On 500 West, they were given a line they could build out to for the silos. However, there was a 9.8-foot discrepancy from where the new 30-foot setback is. City code allows the Planning Commission to accept that beyond the setback line. The same scenario occurred with the existing scale, which created a 2.8-foot encroachment into a dedicated right of way line. The right of way is 78 feet wide with 37 feet of asphalt and a 2 and half foot shoulder. The distance between the existing truck scale and the edge of the asphalt is 17.7 feet. This street section is planned to have 37 feet of asphalt, irrigation ditches on each side, and have storm collection, but no curb, gutter or sidewalks. Ekins recommended that if these discrepancies are going to cause issues with trucks and traffic, the setbacks should be changed. If these setbacks stay the way they are, the city should enter into a hold harmless agreement with West Point Dairy that is drafted and approved by the city attorney.

Chairman Nelson clarified that while the Planning Commission can make exceptions for setbacks, City Council must be the one to approve the encroachment. 

Commissioner Casas said that while the situation is very complex, they need to move forward. What they would be approving today is phase one, which should not affect the power system. Sewer has not been figured out quite yet, but a solution seems to be getting worked on. The encroachment can be handled by a hold harmless agreement. The truck routes were resolved. Casas asked when 700 North would get paved. 

Power Superintendent Coleman said that it has not been bid out yet, but it has been budgeted for this year.

City Planner Ekins said that city staff requested a traffic study from the applicant to provide the engineer designing the road, which was received.

Chairman Nelson said that he is concerned that the city cannot guarantee services for this project. They should not give approval to something the city cannot adequately serve. He suggested they table the item to give more time for West Point Dairy to provide the information the Power and Water Reclamation departments need. 

Commissioners Willardson and Webb agreed with Chairman Nelson.

Commissioner Casas said that they should recommend approval for the first phase as the Power and Water Reclamation departments will not be harmed in the first phase.

Commissioner Willardson said that the city does not have any calculations for the first phase.

Water Reclamation Superintendent Pritchett asked if it was the Planning Commission or City Council that would approve of requiring West Point Dairy to get an equalization tank that would help improve how much water would get sent to the treatment plant.

Commissioner Willardson answered that it would be something the Planning Commission recommends to the City Council, who would be the ones to approve it.

Rhea said that this was the reason why they were requesting a compliance schedule to meet the agreed number. The amount that was decided was achievable; it just will take time to reach that goal. They have already ordered the silos that would store the water that they will reuse.

Rhea said that the scale they have now accommodates traffic from both directions. If they switch up the control box to the other end, the traffic can be flipped. The plans that were provided were based on how the road is now. Once the road gets paved, changes can be easily made.

Chairman Nelson said that the Planning Commission has the obligation to ensure that the applications that come through are compliant with the city standards and can be adequately served. If the commission feels that there is not enough information for the applicant to prove they meet the requirements, he is hesitant to give a positive recommendation, based upon the assumption they will meet the standard.

Commissioner Webb said she had the same concerns as Nelson. It is very concerning that the sewer is already close to capacity.

Commissioner Casas asked if phase one would change the water volume.

Rhea said that with phase one, the water load should go down.

Commissioner Webb asked if there was any supporting evidence to show that it would go down. 

Rhea said that the clear water will immediately come out of the total.

Commissioner Willardson stated that even though a new meter has been installed, they do not have a baseline of what is coming from the site.

Rhea said that the certified meter is confirming the data from their other meters. 

Chairman Nelson asked if the state approved the permit for West Point Dairy to reuse clear water.

Rhea said they already have a permit to use category one water in the plant, which was approved by the Department of Agriculture. They just do not have the capacity to hold the extra 45,000 gallons.

Water Reclamation Superintendent Pritchett said she was unsure that even if the 45,000 gallons of water is reused, when production is doubled, how would that not overall increase the water usage.

Rhea said there is a difference of technology from the old plant to the new one. It is replacing equipment, not just adding more equipment. It is capable of more output, but it will not be washed more often.

ACTION	Commissioner Casas made a motion to recommend approval for site plan expansion for receiving and warehouse expansion located at 570 North 500 West with the requirement that equalization tanks be installed and that they continue to work with the power department on the power loads. The motion fails due to a lack of a second.

ACTION	Commissioner Webb made a motion to table site plan approval for receiving and warehouse expansion located at 570 North 500 West until precise numbers for the Power and Water Reclamation Department are provided. Commissioner Willardson seconded the motion, and Commissioners Nelson, Webb, and Willardson voted aye. Commissioner Casas voted nay.


DARREL DUNCAN, WILSON MINI SUBDIVISION – SEEKING RECOMMENDATION TO THE ZONING ADMINISTRATOR FOR A MINI-SUBDIVISION APPROVAL CONSISTING OF 2 LOTS LOCATED AT 496 SOUTH 200 EAST.

City Planner Ekins said that the applicant is not in attendance at the meeting. He said the application does meet the criteria for a mini subdivision. He said a surveyor has gone through and made corrections to the plat. Ekins explained that there are signature blocks for franchised utilities. The city attorney does not like signing plats with those left blank. However, it seems like those signatures can be very difficult to get. In the past, they have been left blank. He asked for the Planning Commission to provide feedback on that issue.

Commissioner Nelson said that it is uncommon for franchised utilities to sign the plats. Due to the private companies having a contract with the state, they are obligated to provide their services. He said he would be fine if the signature blocks for the franchised utilities get removed.

Commissioner Willardson asked if they need to decide if curb and gutter should be required in this mini subdivision. 

City Planner Ekins said that the code states that it is part of the criteria for the Planning Commission to look at.

Commissioner Nelson asked if the curb and gutter should be installed.

Commissioner Webb said that there is a comment that says city staff sees no need for it to be installed.

Commissioner Willardson asked if the city would be able to tell someone that they must install curb and gutter if someone decides to build on the lot in the future. 

City Planner Ekins said he did not know. If it was a full subdivision, it would be required. He said that in the discussion with Public Works Director Kade Maughan, Maughan said that the shoulders of the road can handle the stormwater.

Chairman Nelson asked if a sidewalk would be required on the south side.

City Planner Ekins said that there is sidewalk across the street.  

Commissioner Willardson said that the sidewalk would not be necessary then.

Chairman Nelson said that sidewalks are a part of pedestrian infrastructure. It should be required on the south side. There would be no need to do any additional dedication as there is plenty of right of way. 

Commissioner Casas stated that many of the residents were upset that the sidewalk was installed.

Commissioner Webb said that while she understood the frustration the residents had, sidewalks are necessary as traffic increases. 

Commissioner Nelson said that since a sidewalk has been installed in the area, the city has shown that there is a need for them. Sidewalk on the southern boundary on 500 South should be required. Curb and gutter does not need to be required.

City Planner Ekins said there is both pedestrian and vehicular traffic on both sides of the road.

Commissioner Willardson said that he is fine without the curb and gutter, but does not like the idea of adding sidewalks in this area. 

Commissioner Casas said he is not in favor of installing sidewalks in the older parts of town.

Chairman Nelson said that sidewalks increase the safety of pedestrians. The city has already started installing sidewalks to facilitate safer transportation for pedestrians.


ACTION	Commissioner Casas made a motion to recommend approval for a 2 lot mini-subdivision located at 496 South 200 East with the requirement that a sidewalk will be installed on the south side of lot two. Commissioner Webb seconded the motion.


ACTION	Commissioner Willardson made a motion to amend the motion to recommend approval for a 2 lot mini-subdivision located at 496 South 200 East with the requirement that a sidewalk will be installed on the south side of lot two and remove the approval of Comcast, Century Link, and Comcast from the plat. Commissioner Casas seconded the motion, and Commissioners Casas, Nelson, Webb, and Willardson voted aye.


ACTION	Commissioner Willardson made a motion to adjourn for a five minute recess. Commissioner Casas seconded the motion. Commissioners Casas, Nelson, Webb, and Willardson voted aye. Adjourned at 9:27 P.M. 
   

The Planning Commission meeting reconvened at 9:32 P.M.


OTHER BUSINESS

STAFF WOULD LIKE TO DISCUSS THE CURRENT ZONING REGULATIONS THAT ARE REGULATING ACCESSORY BUILDING LOCATION AND HEIGHT, AND HOW THE CURRENT CODE WILL RELATED TO RECENT STATE OF UTAH LEGISLATION FOR DETACHED ACCESSORY BUILDING.

City Planner Ekins stated that the effective date for new State of Utah legislation regarding detached accessory buildings is October 1, 2026. He said that based on previous discussions, he struck out the section that stated that those who wish to deviate from the standards that they may petition to the Planning Commission.

The State of Utah advised that cities cannot regulate any lot greater than 11,000 square feet regarding detached ADUs. They also require that there must be a process for legally constructed accessory structures to convert it to a detached accessory dwelling unit if it meets certain criteria. 

Ekins explained that detached garages may be placed at the twenty-five foot front setback line but the combination of the house and garage must still meet the side yard setback if the front of the garage is not behind a line established by the back wall of the house. Detached garages placed in other areas must meet the minimum side and rear setbacks of one foot from the roof edge.

Ekins said that currently, up to 50% of the rear yard can be filled with buildings. He showed the commission two different slides that compare an accessory building taking up to 50% compared to 25%. Ekins provided visuals that showed where two story structures could be placed on the lot and how that would look from different points of view. He also provided potential regulations that could be put on detached dwelling units and provided visuals of how that would look from aerial views and street views. 

Chairman Nelson asked if a two-story accessory build must meet the primary building setbacks.

City Planner Ekins answered that it can. He said that he has gone through this process before and that was what the outcome was. Ekins said that there is a minimum of a 25-foot setback and a maximum of 50 feet for the front to protect from too much inner block development.

Commissioner Casas asked if there was a demand for detached accessory dwelling units.

City Planner Ekins answered that there is a demand for them.

Chairman Nelson said that based upon his experience with detached ADUs, is that some cities will just not allow two story ADUs or an increased setback would be imposed. Some codes have even had the option that restricted where windows would be allowed on the structure.

City Planner Ekins provided an example of a code that addresses privacy concerns on detached accessory buildings. It said that fencing must be installed to mitigate the impact of the unit location. Windows would be prohibited that face adjoining properties, unless required by building, health and fire codes. If those are required, a frosted, translucent or stained type of non-see through window must be installed. Balconies and rooftop decks would be prohibited. Exterior stairways and landings must not encroach into the accessory building setback from the property line.

Ekins said that he plans to start drafting up the code and have a public hearing for it for the next Planning Commission meeting.


ADJOURNMENT:


ACTION	There being no further business before the Planning Commission, the meeting adjourned at 10:05 p.m.
	





					_________________________________
				     Stephen Nelson
					Chairman
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_______________________________
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