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MINUTES OF A REGULAR MEETING OF THE HYRUM CITY PLANNING COMMISSION HELD AUGUST 13, 2026 AT THE HYRUM CITY COUNCIL CHAMBERS, 60 WEST MAIN, HYRUM, UTAH.
	
CONVENED: 6:30 P.M.

CONDUCTING: Chairman Nelson

PRESENT: Chairman Stephen Nelson, Vice Chair Averie Wheeler,  Commissioner Marty McBride, and Alternate Members Michael Sovine and Emily Webb.

EXCUSED: Commissioners Scott Casas and Paul Willardson

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

OTHERS PRESENT: City Planner Tony Ekins, and 21 citizens.  Secretary Shara Toone recorded the minutes. 

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

INVOCATION: Commissioner McBride

APPROVAL OF MINUTES:

The minutes of a regular meeting held on July 9, 2026 were approved as written. 


ACTION	Commissioner Sovine made a motion to approve the minutes of July 9, 2026 as written with the correction that Michael Sovine was not in attendance. Commissioner Wheeler seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler 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 Wheeler made a motion to approve the agenda for August 13, 2026, as written. Commissioner Sovine seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.

	
6.	PUBLIC HEARINGS
A. To receive public comment regarding a Short-Term Rental Conditional Use Permit located at 345 East 400 South. 
B. To receive public comment regarding a Short-Term Rental Conditional Use Permit located at 708 East 1150 South.
C. To receive public comment regarding a Short-Term Rental Conditional Use Permit located at 291 West 300 South.
D. To receive public comment regarding a Short-Term Rental Conditional Use Permit located at 85 North 200 West.
E. To receive public comment regarding a single-family detached and townhomes planned unit development consisting of 143 units located at approximately 1170 East 700 South.
F. To receive public comment regarding an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to repeal Chapter 17.48 Light Manufacturing M-1 and repeal Chapter 17.49 Manufacturing M-2; and create chapter 17.48 Manufacturing Zones M-1 and M-2; and amending Section 17.04.070 Definitions to amend and include manufacturing activities definitions.
G. To receive public comment regarding an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to create Chapter 17.63 Detached Accessory Dwelling Units.

7. 	SCHEDULED DELEGATIONS
A.	Russel and Michelle Bundy, Conditional Use Permit – Seeking Planning Commission approval for a Short-Term Rental conditional Use Permit located at 345 East 400 South. 
B.	Jerry Kingston, Conditional Use Permit – Seeking Planning Commission approval for a Short-Term Rental Conditional Use Permit located at 708 East 1150 South. 
C.	Devin Hampton, Conditional Use Permit – Seeking Planning Commission approval for a Short-Term Rental Conditional Use Permit located at 291 West 300 South. 
D.	Clay and Clarissa Allen, Conditional Use Permit – Seeking Planning Commission approval for a Short-Term Rental Conditional Use Permit located at 85 North 200 West. 
E.	Clay Schaffner, Merv’s Subdivision Planned Unit Development – Seeking concept plan approval for a single-family detached and townhomes planned unit development consisting of 143 Units located at approximately 1170 East 700 South.
F.	Hyrum City, Amendment – Seeking recommendation to the City Council for an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to repeal Chapter 17.48 Light Manufacturing M-1 and repeal Chapter 17.49 Manufacturing M-2; and create Chapter 17.48 Manufacturing Zones M-1 and M-2; and amending Section 17.04.070 Definitions to amend and include manufacturing activities definitions.
G.	Hyrum City, Amendment – Seeking recommendation for an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to create Chapter 17.63 Detached Accessory Dwelling Units.
8.	ADJOURNMENT




PUBLIC HEARINGS:

THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING A SHORT-TERM RENTAL CONDITIONSL USE PERMIT LOCATED AT 345 EAST 400 SOUTH.


ACTION	Commissioner McBride made a motion to open the public hearing at 6:35 P.M. Commissioner Wheeler seconded the motion and Commissioners Nelson, Sovine, Webb, and Wheeler voted aye.


Chairman Stephen Nelson stated that anyone wishing to speak on the item was welcome to come to the podium and speak. He asked speakers to provide their name and address for the record.

Russ Bundy, 4545 Hollow Road in Nibley, stated that he is the property owner and was available to answer any questions or provide additional information about the application.

ACTION	Commissioner Sovine made a motion to close the public hearing at 6:36 P.M. Commissioner McBride seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, Wheeler, voted aye.


THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 708 EAST 1150 SOUTH.


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

Anna Marie Kingston stated that she was there on behalf of her husband, Jerry, who was unable to attend. She said they own the property at 708 East and 1150 South and were available to answer any questions about the application.

ACTION	Commissioner Sovine made a motion to close the public hearing at 6:38 P.M. Commissioner McBride seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.


THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 291 WEST 300 SOUTH.


ACTION	Commissioner Wheeler made a motion to open the public hearing at 6:38 P.M. Commissioner Webb seconded the motion and Commissioners McBride, Nelson, Sovine, Webb,  and Wheeler voted aye.

Devin Hampton stated that he is one of the property owners at 291 West and 300 South and was available during the delegation period to answer questions.

ACTION	Commissioner Wheeler made a motion to close the public hearing at 6:39 P.M. Commissioner Webb seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.



THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 85 NORTH 200 WEST.


ACTION	Commissioner Webb made a motion to open the public hearing at 6:39 P.M. Commissioner Sovine seconded the motion and Commissioners McBride, Nelson, Sovine, and Wheeler voted aye.


Elizabeth Drysdale stated that she lives at 375 Panoramic Drive and was attending on behalf of property owners Clay and Clarissa Allen. She said she was available to answer any questions.


ACTION	Commissioner Wheeler made a motion to close the public hearing at 6:40 P.M. Commissioner Sovine seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.



THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING A SINGLE-FAMILY DETACHED AND TOWNHOMES PLANNED UNIT DEVELOPMENT CONSISTING OF 143 UNITS LOCATED AT APPROXIMATELY 1170 EAST 700 SOUTH.


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

Michael Taylor stated that he lives in Paradise at 895 East and 8600 South. He and his business partner, Clay Schaffner, are the applicants for the subdivision and were available to answer any questions.

Adam Garth Velasquez, a resident of the Elk Mountain community at 470 South and 1170 East in Hyrum, stated that the proposed subdivision would directly affect him because the planned entrance and exit would use his street. He objected to the proposed townhome development, stating that he felt the number of homes would create too much density and traffic for the area. He also raised concerns about road capacity, emergency access, and the condition of 700 South. He felt the area would be better suited for single-family homes.

Elizabeth Drysdale, 375 Panoramic Drive, spoke about the proposed townhomes and broader concerns for Hyrum. She expressed concerns about infrastructure, schools, emergency access, and the impact of adding 144 more families to the community. She also mentioned concerns about traffic during emergencies and the past issues with power outages.

Charles Brones, 470 South and 1170 East, stated that he objected to the proposed townhomes. He felt the development would be too densely populated for the area and that the infrastructure could not support it. He also raised concerns about traffic and access, especially since 700 South is not planned to be paved and completed. He felt single-family homes would be more appropriate for the neighborhood.

Shanara Thomas, who lives at 1565 East, 700 South in Hyrum, objected to the proposed 143 townhomes. She said she supports growth but does not believe this development would be sustainable. She expressed concerns about schools overcrowding, poor water pressure in her neighborhood, and the potential impact of adding more demand to the water system. She also questioned the need to annex the property from Paradise and whether this could increase property taxes for Hyrum residents. She was concerned that allowing the development could lead to more high-density development and the loss of open scenery. Thomas also raised concerns about emergency evacuation. She said there are only three roads out of her neighborhood, and some roads, including Hammer Road, are often lined with parked cars, making it difficult for vehicles to pass. She questioned whether the roads would be widened and said she believes the development needs to be considered more carefully. She asked that her objection be included on the record.

Jeremiah Kurtz, who lives at 1575 East, 700 South, asked about the proposed development being located next to the existing animal and slaughter farm. He expressed concern about potential conflicts between high-density housing and the farm, including the smell and other impacts of the farm. Kurtz said he supports growth but is concerned that future homeowners could complain about the farm and eventually pressure the farm to leave. He noted that similar situations have happened multiple times in Cache County and said he believes this is a legitimate concern.

Steve Puertas, who lives at 467 South 1170 East in Hyrum, objected to the proposed 143-unit development. He said the new neighborhood would use a road that is currently difficult to drive on and may require a pickup truck. Puertas also expressed concerns about the narrow width of 1170 East. He said that when cars are parked on the street, it is already difficult for vehicles to pass each other. He is concerned that additional traffic from the development would make the road even more difficult and unsafe to use, especially during an emergency.

ACTION	Commissioner McBride made a motion to close the public hearing at 6:53 P.M. Commissioner Webb seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.


THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING AN ORDINANCE AMENDING TITLE 17 ZONING OF THE HYRUM CITY MUNICIPAL CODE, TO REPEAL CHAPTER 17.48 LIGHT MANUFACTURING M-1 AND REPEAL CHAPTER 17.49 MANUFACTURING M-2; AND CREATE CHAPTER 17.48 MANUFACTURING ZONES M-1 AND M-2; AND AMENDING SECTION 17.04.070 DEFINITIONS TO AMEND AND INCLUDE MANUFACTURING ACTIVITIES DEFINITIONS.


ACTION	Commissioner Wheeler made a motion to open the public hearing at 6:54 P.M. Commissioner Sovine seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.



ACTION	Commissioner Sovine made a motion to close the public hearing at 6:55 P.M. Commissioner Wheeler seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.


THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING AN ORDINANCE AMENDING TITLE 17 ZONING OF THE HYRUM CITY MUNICPAL CODE, TO CREATE CHAPTER 17.63 DETACHED ACCESSORY DWELLING UNITS.


ACTION	Commissioner Webb made a motion to open the public hearing at 6:56 P.M. Commissioner Webb/McBride seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.


ACTION	Commissioner Wheeler made a motion to close the public hearing at 6:56 P.M. Commissioner Webb seconded the motion and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye.




SCHEDULED DELEGATIONS:

RUSSEL AND MICHELLE BUNDY, CONDITIONAL USE PERMIT – SEEKING PLANNING COMMISSION APPROVAL FOR A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 345 EAST 400 SOUTH.


Chairman Nelson thanked the community members who spoke during the public hearing and said their feedback was appreciated. 

City Planner Ekins also thanked the community for their involvement. He explained that the first four applications were for short-term rentals and that the applicants had been working with him to complete their applications and meet the zoning requirements.

City Planner Ekins thanked the applicants for providing the information required by the ordinance. He said staff had reviewed all four short-term rental applications and supported all four applications.

City Planner Ekins said staff reviewed each application, focusing mainly on occupancy levels. They also reviewed the emergency plans, exit plans, and parking plans. He said there was nothing else to add regarding the applications.

Russ Bundy, the owner, asked about the occupancy limit for his short-term rental. He explained that the three-bedroom home was originally set up for eight occupants before the short-term rental ordinance was adopted. He said the new ordinance limits occupancy to one person per 200 square feet and asked where that number came from and whether an exception could be made.

City Planner Ekins explained that the occupancy limit was based on the International Fire Code for residential life safety purposes. 

Chairman Nelson asked if the current code allows for exceptions to the occupancy limit. 

City Planner Ekins said an ordinance amendment would be required to make a change. He also confirmed that Bundy's application complies with the current occupancy requirements.

Commissioner Sovine asked Russ Bundy if he had received any complaints from neighbors about the short-term rental. 

Bundy said he had not received any complaints and has a good relationship with his neighbors. He said they would let him know if there was ever a problem with noise or other issues, but there have not been any problems.

Commissioner Sovine asked whether the conditional use permit would transfer to a new owner if Mr. Bundy sold the property. 

City Planner Ekins explained that the permit is tied to the business license. If the business license ends, the conditional use permit would also end.

Russ Bundy asked about changing the occupancy limit. 

City Planner Ekins explained that Bundy could submit an ordinance amendment application to request a change, but there was no guarantee that the occupancy limit would be changed.


ACTION	Commissioner Wheeler made a motion to approve a Short-Term Rental Conditional Use Permit located at 345 East 400 South. Commissioner Webb seconded and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye. The motion passed.


JERRY KINGSTON, CONDITIONAL USE PERMIT - SEEKING PLANNING COMMISSION APPROVAL FOR A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 708 EAST 1150 SOUTH.


Anna Marie Kingston spoke on behalf of Jerry Kingston, the owners of the property at 708 East and 1150 South. She stated that she had nothing else to add and that everything was fine on her end. 


ACTION	Commissioner Wheeler made a motion to approve a Short-Term Rental Conditional Use Permit located at 708 East 1150 South. Commissioner Webb seconded and Commissioners McBride, Nelson, Webb, and Wheeler voted aye. Commissioner Sovine voted Nay. The motion passed.


DEVIN HAMPTON, CONDITIONAL USE PERMIT - SEEKING PLANNING COMMISSION APPROVAL FOR A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 291 WEST 300 SOUTH.

City Planner Ekins explained that the occupancy calculation based on the International Fire Code came to 8 people, while the application listed a maximum of 12 people. He recommended limiting the occupancy to 8 people and requiring trailers, boats, ATVs, and other parking to be on solid surfaces.

Chairman Nelson asked if they should include those two conditions. City Planner Ekins confirmed that was correct.

Devin Hampton, the property owner at 291 West 300 South, agreed with City Planner Ekins’ comments. He explained that he had misunderstood the occupancy calculation when completing the application and agreed to the maximum occupancy of 8 people and the parking requirements.

City Planner Ekins also noted that the sleeping rooms needed to have proper exiting windows. He stated that the Fire Department would verify during the inspection that the windows meet the required exiting standards.

Chairman Nelson stated that the exiting requirements could potentially be included as a condition of approval. 


ACTION	Commissioner Sovine made a motion to approve a Short-Term Rental Conditional Use Permit located at 291 West 300 South with these conditions 1. The fire department approves of the exit windows before business continues. 2. Occupancy will not exceed 8 persons. 3. All parking will be on solid surface. Commissioner McBride seconded and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye. The motion passed.



CLAY AND CLARISSA ALLEN, CONDITIONAL USE PERMIT - SEEKING PLANNING COMMISSION APPROVAL FOR A SHORT-TERM RENTAL CONDITIONAL USE PERMIT LOCATED AT 85 NORTH 200 WEST.
City Planner Ekins thanked the Owners for submitting a complete and clear application. He also noted that the application had passed the zoning meeting.

Elizabeth Drysdale explained that her parents had a question about the new guidelines allowing only one Airbnb. She stated that the building was set up for two units when they purchased it, although they are not currently operating two. They wanted more information about the new guidelines.

City Planner Ekins explained that the code allows one short-term rental license for a single-family dwelling. The license can cover different areas of the home, but two separate short-term rental licenses are not allowed.

Elizabeth Drysdale clarified that her parents currently have her brother living in part of the property, but they may want to use that area as a short-term rental in the future. She explained that the property was originally set up as two Airbnb units when her parents purchased it.

City Planner Ekins explained that the owners could use or leave the additional space vacant when they are there, but if it is rented as a short-term rental, it would need to be covered under the one license. He also stated that the occupancy would be based on the areas included in the application.


ACTION	Commissioner Wheeler made a motion to approve a Short-Term Rental Conditional Use Permit located 85 North 200 West. Commissioner Webb seconded and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye. The motion passed.

CLAY SCHAFFNER, MERV’S SUBDIVISION PLANNED UNIT DEVELOPMENT – SEEKING CONCEPT PLAN APPROVAL FOR A SINGLE-FAMILY DETACHED AND TOWNHOMES PLANNED UNIT DEVELOPMENT CONSISTING OF 143 UNITS LOCATED AT APPROXIMATELY 1170 EAST 700 SOUTH.

City Planner Ekins explained that Clay Schaffner submitted an application for a planned unit development on two combined parcels. Cache County records show the property as 19.36 acres, while the applicant’s survey shows 21.59 acres. The proposed development would include 143 units, with 40 single-family detached lots, 26 rear-loaded single-family lots, and 79 townhomes. The proposed density is 6.62 units per acre.

City Planner Ekins also noted that the property was annexed into Hyrum City in 2018 and that an annexation agreement was made at that time.

Chairman Nelson asked if the property was annexed into the city.

City Planner Ekins said that the property is within Hyrum City limits. He explained that the 2018 annexation agreement required one-third-acre lots in part of the property and 9,900-square-foot lots in the northern portion. The agreement also allowed the developer to request a waiver when the property was developed. The applicant requested a waiver for the entire white area to allow the planned unit development. The proposed PUD would have different lot sizes and reduced setbacks compared to the current R1 and R2 zoning. Some smaller lots were also proposed as part of the applicant’s affordable housing efforts. Ekins also discussed concerns about traffic and access to the property. He added that staff wanted clarification on whether the 143 proposed homes would result in approximately 1,287 daily trips and how that would compare to developing the property as single-family homes only.

City Planner Ekins explained that 700 South is currently unpaved, and 1210 is also under construction and not yet paved. He stated that there is no information yet on when 1210 will be completed.
He explained that the proposed development would include a half road, but there are currently gaps in the road connections around the property. The closest exit for the development would likely be through 700 South, which would connect to 300 South. At this time, the city does not have plans to improve 700 South. Ekins also acknowledged the public’s concerns about additional traffic traveling through the nearby neighborhood.

Chairman Nelson questioned where the estimate of 9 trips per home came from. He noted that a typical single-family home generates about 10 trips per day, while homes in Hyrum are closer to 7 trips per day.

City Planner Ekins explained that the estimate of 9 trips per home came from the applicant’s information. He stated that sewer from the development would need to run down 700 South to the highway and connect to 300 South. The annexation agreement requires a sewer study before development, and that study was not yet complete. He explained that the proposed density was about 6 units per acre. While the city has seen PUDs with higher densities, he expressed concerns about the location, traffic, infrastructure, and underground utilities.

Ekins said he liked the overall design of the development. He noted that it included modern housing, different lot sizes, smaller affordable lots, attached housing, and outdoor recreation. He also raised concerns about private roads, snow removal and storage, reduced setbacks, and where residents would park trailers, campers, and ATVs without blocking sidewalks. He stated that these issues would need to be addressed as the application moved forward.

Chairman Nelson asked for clarification on the approval process for a PUD and whether this was the first phase.

City Planner Ekins explained that the concept plan is the first step. The applicant presents the overall vision and design without completing detailed construction plans. The Planning Commission reviews the concept and makes a recommendation to the City Council. The City Council then has the authority to approve or deny the PUD through a legislative action.

Chairman Nelson clarified that because it is a legislative action, the Planning Commission and City Council have more discretion when considering approval or denial.

City Planner Ekins explained that the Planning Commission has denied PUDs in the past before they reached the City Council. He stated that an applicant has the right to take the application to the City Council after a denial, but the applicant can choose which path to take.

Commissioner Wheeler asked about concerns with infrastructure, especially schools and water.

City Planner Ekins stated that the development would increase density and that the impact on schools was not something he was fully familiar with. He said he would need to check with the Water Department but did not recall them raising concerns about the proposed development. He also noted that city departments are currently conducting studies as part of the General Plan update.

Chairman Nelson stated that he was hesitant to base the decision on school capacity because schools are handled by the school district. However, he said the impact on infrastructure, city services, and the surrounding neighborhood could be considered by the Planning Commission.

Commissioner Sovine asked about the proposed side yard setbacks.

City Planner Ekins explained that the setbacks vary depending on the lot and location. He stated that the proposed setbacks are generally smaller than the standard setbacks, with some proposed at 20 feet.

Michael Taylor stated that he and Clay Schaffner are the owners of Civil Solutions Group and are the applicants for the subdivision. 

Clay Schaffner explained that he and Michael Taylor were working together on the application and were excited about the project. He stated that the goal of the PUD was to provide different types of housing for people at different stages of life, including families, seniors, townhomes, and smaller patio-style homes. He acknowledged that increased density and townhomes may not appeal to everyone but said there is a need for different housing options. He stated that they had researched the community’s plans and felt the proposed location and density fit the area. They had also met with city staff about utilities and were told the utilities could support the development, aside from the concerns mentioned by City Planner Ekins.

Clay Schaffner said he liked the community-style design, which would provide a central area for residents to gather and hold events. He explained that the project would likely be built in four phases, with each phase taking about 12 months. He also addressed concerns about infrastructure. He acknowledged that increased density would create additional demand but said it would also bring additional revenue to the city that could help pay for public improvements.

Michael Taylor explained that the traffic information in the application was outdated. He stated that the project was expected to generate about 120 daily trips, or about 9.3 trips per single-family home. He estimated that about 10% of the traffic would occur during peak hours. He explained that the area’s road system provides multiple routes for traffic, which would help spread out traffic and provide alternate routes if a road were closed.

Taylor also discussed sewer infrastructure. He stated that the sewer system in the north was at capacity and that the project would need to install about half a mile of sewer main to the west. He said they were prepared to complete that work as part of the project. He also discussed the need for affordable housing and stated that the project would include about 3 acres of open space on the approximately 20-acre property. 

Commissioner Sovine said his concern was that most of the single-family homes north of the proposed development are on quarter-acre lots or larger. He was concerned that smaller lots could reduce quality of life and create a neighborhood with homes very close together. He said he had no issue with townhomes, especially when HOAs maintain the community and help improve property values.

Michael Taylor explained that there are many housing options between quarter-acre lots and townhomes, including smaller single-family lots, duplexes, and fourplexes. He said the proposed zoning would allow a mix of lot sizes and provide more housing options. 

Vice Chair Wheeler asked if there was a plan for managing snow on the private drives. 

Michael Taylor said snow removal would be considered during the engineering and design process, including providing areas where snow could be stored after plowing.

Vice Chair Wheeler said she liked the variety of lot sizes because not everyone wants a larger property to maintain. However, she was concerned about parking, especially on-street parking in higher-density developments. She asked if the roads would be wide enough to allow parking and traffic to pass.

Michael Taylor said the public streets would be 60 feet wide, while the private drives would be 26 feet wide. Each townhome would have a 20-foot driveway with space for two additional vehicles, providing four parking spaces per unit. He said additional guest parking areas could also be considered.

Vice Chair Wheeler said that even with adequate driveway and rear parking, people often park on the street, which can make narrow roads difficult to drive through. 

Michael Taylor agreed that narrower roads can help calm traffic but can also slow traffic flow.

Vice Chair Wheeler suggested restricting parking on the private roads. 

City Planner Ekins explained that the fire department needs about 26–28 feet of clearance for emergency vehicles, so the private drives would be posted as no parking. 

Commissioner Sovine asked about the rear-loaded single-family homes and townhomes, with garages accessed from a private drive. Michael Taylor confirmed that the garages would face the private drive while the front doors would face the common space.

Commissioner Sovine said he liked the design because it would hide the garage doors. However, he was concerned that newer two-car garages often do not provide enough space for larger vehicles and storage. He asked if additional storage, such as a shared self-contained storage area, could be provided to help reduce parking and storage problems.

Michael Taylor said it could possibly be considered. He explained that garages often become storage areas for townhome residents, so providing additional storage could be helpful. He said the project could potentially use some units on the corners for additional storage and provide guest parking around them.

Chairman Nelson explained that state code recently established specific parking space and garage size requirements. He also brought up concerns from the fire department. The development currently has only one access point, which could limit it to 30 units unless automatic fire sprinklers are installed in all the units. The fire department also said that 700 South and 6200 South could not currently be used as emergency access because those roads are seasonal and are not plowed during the winter.
 
Michael Taylor said he understood how the fire department could interpret the access requirements. He explained that if the project were approved, it would likely be developed over several years. He said they could work with the fire marshal to phase the project and make sure the second emergency access requirement is met as the development progresses.

Chairman Nelson asked if there had been any discussion about the required separation between the two fire access points, since they are located close together.

Michael Taylor said he was not aware of any specific concerns about the distance between the access points. He said he had mainly understood the requirement to be based on the number of access points.

Chairman Nelson explained that the required separation is typically based on the diagonal distance across the development, with the access points needing to be separated by about half of that distance. He noted that this would need further discussion.

Commissioner McBride asked about the availability of power connections and how the project would handle power infrastructure.

Clay Schaffner explained that the power connection would need to be phased with the development of Mountain View Estates. The current connection point would be farther east on 700 South. By the time Mountain View Estates reaches Phase 8, the plan would be to have a power connection closer to the proposed development. He said the power department was aware of the situation and did not appear to consider it an unworkable issue.

City Planner Ekins said he would verify the power department's requirements. He understood that the existing power line ends before reaching the property and that additional development or improvements may be needed to extend power to the site. He also mentioned possible right-of-way issues with bringing power from 6200 South and 165.

Michael Taylor said that if an off-site power extension were needed, they could potentially establish an easement with a neighboring property owner. He said he would be comfortable with making that a contingency requirement for the project.

Vice Chair Wheeler said her main concern was traffic, especially on 1210 and 1170. She felt those roads would receive heavy traffic until 700 South and the continuation of 1170 are completed. She said there is currently no timeline for those improvements.

Commissioner Sovine said he was concerned about the variety of housing and the amount of open space. He would like to see more quarter-acre lots and more open space.

Commissioner Webb said she liked the variety of housing and felt the project would provide more affordable housing options. She also liked that the townhomes would have individual driveways and additional parking. However, she shared concerns about increased traffic and speeding, especially near existing neighborhoods and schools. She said the project itself was well designed but felt the timing and current road situation were concerns.

Chairman Nelson said he generally liked the project and the mixture of housing types. He felt the development could provide needed housing options and help build a stronger community. However, he also had concerns about utilities, traffic, and emergency access.

Commissioner McBride asked how construction equipment would be handled as different phases of the project are built. He also said he liked the variety and overall concept of the project.

Vice Chair Wheeler said her main concern remained 700 South. She felt the project was a good concept but wanted to know what would happen with the road and infrastructure.

The commission confirmed that there are currently no city plans or impact fees scheduled for completing 700 South beyond the portion proposed with the development.

The commission discussed that the project was currently a concept plan and that additional requirements would still need to be met before development could begin. The sewer infrastructure would also need to be determined.

Vice Chair Wheeler said that if the project is recommended for approval, it should be conditional on resolving the 700 South and infrastructure issues.

ACTION	Commissioner Wheeler made a motion to recommend approval to the City Council for a concept plan for a single-family detached and townhomes planned unit development consisting of 143 units located at approximately 1170 East 700 South with the condition that they look at and discuss the utilities and access. Commissioner Webb seconded and Commissioners McBride, Webb, and Wheeler voted aye. Commissioners Nelson and Sovine voted nay. The motion passed.

HYRUM CITY, AMENDMENT – SEEKING RECOMMENDATION TO THE CITY COUNCIL FOR AN ORDINANCE AMENDING TITLE 17 ZONING OF THE HYRUM CITY MUNICIPAL CODE, TO REPEAL CHAPTER 17.48 LIGHT MANUFACTURING M-1 AND REPEAL CHAPTER 17.49 MANUFACTURING M-2; AND CREATE CHAPTER 17.48 MANUFACTURING ZONES M-1 AND M-2; AND AMENDING SECTION 17.04.070 DEFINITIONS TO AMEND AND INCLUDE MANUFACTURING ACTIVITIES DEFINITIONS.


City Planner Ekins explained that the city had previously reviewed changes to the M1 and M2 manufacturing districts through the Planning Commission and City Council. The City Council discussion stopped because the city needed to better identify the impacts of different manufacturing uses.

Staff combined the M1 and M2 zoning chapters into one table to better compare the uses and their impacts. The proposed ordinance would classify uses as having low, medium, or high impacts. M1 uses would generally be considered low impact, while medium- and high-impact uses would apply to heavier manufacturing areas.

Chairman Nelson asked what effect the low, medium, and high impact levels would have beyond determining whether a use is permitted, conditional, or not permitted.

City Planner Ekins explained that medium- and high-impact uses would be required to submit an impact management plan. The plan would identify potential impacts and explain how the business would reduce or manage them. If complaints were later received, the city could require the business to update its plan and address the concerns.

Chairman Nelson questioned what authority the city would have to enforce the impact management plan, especially for permitted uses such as kennels. He wanted to know what standards would allow the city to require specific mitigation measures and how the requirements could be legally justified.

City Planner Ekins explained that the city would rely heavily on the existing nuisance code when complaints are received. The city would review the complaint and determine whether the issue violates the city code. Noise and other impacts may already be covered by the nuisance code.

Chairman Nelson said he understood the concept but wanted to make sure the city had a clear and legally enforceable way to require mitigation.

City Planner Ekins explained that if a business's impact management plan does not prevent a violation of the nuisance code, the city could enforce the nuisance code. Any required corrections could then be added to the business's impact management plan.

City Planner Ekins explained that most of the ordinance text is existing language from the M1 and M2 codes. Staff combined the two ordinances and removed about 50% to 60% of repetitive language. The goal is to use the same approach for other zoning districts and create consistent definitions. He pointed out several proposed updates, including increasing the required distance for motor vehicle access near intersections from 10 feet to 150 feet. This would help keep large trucks farther away from intersections.

Ekins also discussed changes to landscaping and screening requirements for self-storage facilities. He proposed requiring solid concrete or asphalt surfaces to help with drainage. He also proposed allowing a six-foot opaque fence or wall to screen side and rear yards instead of requiring extensive landscaping in areas not visible from public streets. The 25-foot setback and screening requirements along public streets would remain.

Commissioner Sovine asked whether a chain-link fence with plastic slats would qualify as an opaque screen. 

Ekins said it would be acceptable, but he was concerned about the slats breaking down over time. 

Commissioner Sovine was also concerned that property owners might choose the cheapest screening option. 

Chairman Nelson noted that the city’s fence code already defines opaque fencing and believed chain-link fencing with slats would qualify.

City Planner Ekins explained that having a full-time inspector would help the city check whether projects are following their approved land use plans. He said some developers make promises during the approval process but do not always complete the required improvements. He hoped allowing solid fencing on the sides and rear of properties would make it easier to ensure the required landscaping is completed along the front.

Chairman Nelson agreed with the approach and asked how the city would measure the required 50% screening.

Ekins explained that landscaping plans are not currently required to be prepared by a licensed landscape architect. He felt they should be because a landscape architect could provide information showing how large the plants would grow and how they would provide the required screening. He also discussed using a three-foot raised berm with landscaping to create additional screening. Ekins explained that a three-foot berm with a three-foot shrub could provide about six feet of screening.

Chairman Nelson asked whether the berm could affect the use of landscaping areas for stormwater management, since those areas can serve both purposes.

Commissioner Sovine said he thought the proposed changes were well thought out. He did not think a landscape architect should be required to approve every landscape plan, especially for smaller businesses. He felt the Planning Commission could approve some landscape designs.

City Planner Ekins said the ordinance could require applicants to provide a plan showing how they would meet the 50% screening requirement.

Chairman Nelson agreed that a landscape architect would provide a higher-quality landscape plan and make it easier for the city to determine compliance.

Ekins said he had previously requested this requirement. He also suggested creating a separate chapter of landscape standards that would apply to commercial, institutional, multifamily, civic, and industrial properties. He explained that creating a separate landscaping chapter was included in the city’s strategic plan. He planned to finish reviewing the landscaping requirements for each zoning district and then combine them into one landscaping chapter.

Chairman Nelson brought up xeriscaping and said it had also been discussed as part of the city’s water element. 

Ekins said he added language to the ordinance defining landscaping and allowing xeriscaping. He said future landscaping standards could set requirements for shrubs and parking areas while allowing property owners to use xeriscaping throughout their sites.

Chairman Nelson said he did not see much reason for industrial properties to have grass in their required landscaping areas. He suggested considering a prohibition on decorative turf that is only used for appearance.

Commissioner Sovine noted that some businesses may have a good reason to use turf, such as a landscaping company using it to display its work or a doctor's office using it around a walkway.

Chairman Nelson agreed that there could be exceptions where turf is useful for people to walk or gather. He felt turf is often used in landscape buffers because it is simple and inexpensive to install, but it can be expensive to maintain.

Commissioner Sovine said grass can also help prevent weeds compared to areas covered with rocks.

City Planner Ekins said some industrial parks in other cities have property owners who invest in attractive front yards and landscaping. He said the city could consider allowing a mix of screening options for front and side yards. He added that the current language could be adjusted, but it would likely be temporary until the city creates a separate landscaping chapter. 

Chairman Nelson said the city should consider limiting turf in landscaping areas because of the cost and water use. He preferred turf to be used in yards and gathering areas where it would be used rather than only for decoration.

City Planner Ekins said xeriscaping with drip irrigation would reduce water use in industrial areas. He also said industrial and manufacturing areas should have more shrubs, plantings, and trees to help reduce heat and noise.

City Planner Ekins said staff had combined the manufacturing district codes to make them easier to review and use. He planned to bring additional recommendations to the Planning Commission and City Council.

Vice Chair Wheeler said the use regulations table was helpful but noticed some uses were listed in the definitions but not in the table, while others in the table did not have definitions.

Ekins explained that every use would have a definition and that some definitions were included in other parts of the code instead of being repeated in the table. 

Wheeler pointed out commercial nursery, incidental outdoor storage, and paint booth as items that needed to be checked.

Ekins clarified that the commercial nursery was already in the table and that incidental outdoor storage was addressed in other code sections.


ACTION	Commissioner McBride made a motion to recommend to the City Council an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to repeal Chapter 17.48 Light Manufacturing M-1 and repeal Chapter 17.49 Manufacturing M-2; and create Chapter 17.48 Manufacturing Zones M-1 and M-2; and amending Section 17.04.070 Definitions to amend and include manufacturing activities definitions. Commissioner Sovine seconded and Commissioners McBride, Nelson, Sovine, Webb, and Wheeler voted aye. The motion passed.

HYRUM CITY , AMENDMENT - AN ORDINANCE AMENDING TITLE 17 ZONING OF THE HYRUM CITY MUNICPAL CODE, TO CREATE CHAPTER 17.63 DETACHED ACCESSORY DWELLING UNITS.


City Planner Ekins introduced the proposed ordinance for detached accessory dwelling units (DADUs). He explained that staff had previously discussed Utah law and how other cities regulate DADUs. The ordinance must be adopted before October 1, 2026.

Ekins said staff had worked on the ordinance several times and had input from the city’s utility departments. The proposed ordinance defines a detached ADU as a separate dwelling on the same lot as a single-family home with its own kitchen, bathroom, and living space. The purpose of the ordinance is to provide affordable housing options for smaller households while limiting impacts on neighboring properties and maintaining Hyrum’s rural character.

Ekins explained that detached ADUs could not be sold separately from the main home. The property owner would have to live on the property. The ADU could be occupied by one person or a family and would have to be rented for at least 30 consecutive days. Short-term rentals would not be allowed. Only one detached ADU would be allowed per property. Ekins also discussed emergency response and how the city could identify the DADU as a separate unit for mail and emergency services.

Chairman Nelson asked whether a property could have both an internal ADU and a detached ADU since the proposed limit only applies to detached ADUs.

City Planner Ekins explained that the existing code limits a property to either an internal ADU or a detached ADU, but the wording in the code is unclear. He said this would be cleaned up when the residential zoning code is updated. He clarified that the “two-family accessory apartment” refers to an internal ADU. The internal ADU also requires the property owner to live on the property.

Vice Chair Wheeler summarized that a property could have one or the other, but not both, and Ekins confirmed this.

Ekins also explained that a detached ADU would be allowed on a lot where a single-family home is a permitted use, including certain C-2 areas.

Chairman Nelson suggested checking state law to confirm whether a detached ADU must be allowed in a zone where a single-family home is a permitted use.

City Planner Ekins explained that the proposed ordinance requires a single-family home to be present for a detached ADU to qualify. He included the C-2 zone because some C-2 properties currently have single-family homes, which would help ensure the city follows state requirements.

Ekins then discussed the proposed size and yard requirements. A detached ADU would have to be at least 300 square feet and no more than 1,000 square feet. The DADU, along with other permitted accessory buildings, could not cover more than 50% of the rear yard of the primary home.

Commissioner Sovine asked how setbacks would work if two neighboring properties both built detached ADUs in their backyards.

City Planner Ekins explained that the proposed ordinance would limit DADUs to one story and 16 feet in height, unless they meet the same height and setback requirements as the main home. DADUs would also have to meet the required front, side, and rear setbacks for the zoning district. He explained that the DADU could not be placed closer to the side or rear property lines than the main building would be allowed to be. A 10-foot separation from other accessory buildings would also be required. Additional separation would apply when windows or doors face a neighboring property.

The commission also discussed corner lots. 

Ekins felt the current language likely covered the required 25-foot setback, but suggested adding specific language to make the requirement clear.

Chairman Nelson agreed that clarification would be helpful. 

Commissioner Sovine also supported adding clarification because a large lot could potentially have a very large DADU, and the city should clearly define which areas are considered the front and rear yards on corner lots.

Chairman Nelson corrected his earlier statement and explained that state law allows cities to restrict detached ADUs to zones where single-family homes are permitted.

Commissioner Sovine asked whether the city must allow detached ADUs in every residential zone that permits single-family homes.

Chairman Nelson explained that state law requires certain municipalities to allow detached ADUs on lots that are 11,000 square feet or larger and contain a single-family dwelling. He also explained that cities may allow DADUs on smaller lots and may regulate where they are allowed.

City Planner Ekins explained that the ordinance does not set an overall lot size requirement. Instead, the proposed size, height, and setback requirements would control the size and placement of detached ADUs.

Chairman Nelson agreed and said the setback requirements already provide limits.

Ekins said the requirements would allow smaller homes to have an appropriately sized DADU if they meet the parking and setback requirements. He also explained that DADUs could not be located in irrigation, public utility, or other recorded easements. DADUs would also be required to have a footing and foundation like a single-family home.

Commissioner McBride asked whether the ordinance would allow tiny homes on wheels.

City Planner Ekins explained that detached ADUs would need to be placed on a footing and foundation so they would be securely attached to the property.

Ekins also discussed requirements for DADU entrances. He said entrances within 15 feet of a property line would need to be screened from the neighboring property. He was concerned this could create situations where property owners would need to build additional fencing to meet the requirement.

Chairman Nelson suggested requiring DADU entrances to face the primary home, which would help avoid privacy concerns.

Commissioner Sovine said a corner lot could provide another option by having the DADU entrance face the street or the primary home rather than another residential property. 

Vice Chair Wheeler agreed that having an entrance facing a neighboring property would not be comfortable.

City Planner Ekins explained that a detached ADU must have its own kitchen, bathroom, living space, and sanitation services. Exterior lighting would need to be directed downward and shielded from neighboring properties. He explained that the parking requirements would follow state law, with any additional parking requirements based on the zoning district of the main home.

Ekins said the DADU would need separate sanitary sewer, culinary water, and electrical connections and would be responsible for the required connection and impact fees. He planned to have the city attorney review the impact fee requirements. Separate utility meters would help protect DADU tenants if the main homeowner failed to pay their utility bills.

Commissioner Sovine agreed that separate utilities would help protect tenants from problems caused by the property owner.

Ekins also explained that tents, yurts, recreational campers, and similar structures would not qualify as DADUs. DADUs would need to be placed on a permanent footing and foundation. Balconies and rooftop decks would not be allowed, and Level 2 home businesses would not be allowed because they could bring additional traffic to the property. A Level 1 home business, such as a home office, would still be allowed. DADUs would require  zoning clearance, a building permit, and a landlord license before they could be occupied. They would also need to meet building, health, fire, and other applicable codes.

Ekins explained that existing detached accessory buildings could be converted into DADUs if they were legally built, properly permitted, and could meet all of the DADU requirements. 

Chairman Nelson agreed that this approach was similar to how his area handles existing accessory buildings, especially because older buildings without permits may not have adequate records showing that they meet current requirements.

City Planner Ekins said property owners would be required to record a document acknowledging the DADU requirements. The city would provide a copy of the notice to the property owner and for the DADU.

Ekins questioned whether the city could place a lien on a property for DADU violations. State law allows liens for noncompliance with internal ADUs, but the same language was not included in the detached ADU law. Ekins said he would ask the city’s legal counsel whether a lien could still be used as an enforcement option.

Chairman Nelson said he did not see anything in the detached ADU code that would prevent the city from using a lien. He agreed that getting legal advice would be appropriate.

Ekins said he would take the Planning Commission’s feedback to legal counsel before presenting the ordinance to the City Council. He said the proposed DADU code was complete and explained that the commission had decided on single-story DADUs because neighboring property owners would not expect a detached building outside the normal building area to be two or more stories.

Chairman Nelson asked if the city would consider waiving impact fees for detached ADUs. 

Ekins said connection fees were specifically requested by the utility departments because DADUs would add impacts to city infrastructure. He said he would discuss impact fees with the city attorney.

Nelson explained that state law allows cities to waive DADU impact fees as one of the options under the state’s modern housing requirements. He said waiving the fees could make DADUs more affordable and would likely have little impact because only a few are built each year.

Ekins appreciated the suggestion and said he had not considered it during the ordinance discussion.

Commissioner Sovine felt impact fees were important because DADUs could still add pressure to city infrastructure, including power.

Nelson said many ADUs are used by family members, older couples, caregivers, or close friends, so they often do not create a large increase in population. He acknowledged that there could be exceptions.

Sovine asked if there would be a limit on how many people could live in a 1,000-square-foot DADU. 

Ekins said the city does not set a specific occupancy limit for residential homes and would rely on the city’s definition of a family. He did not recommend using a square-foot-per-person rule like the city uses for short-term rentals.

Nelson said he would not support adding that type of occupancy limit. 

Sovine raised concerns about large families or multiple people renting a DADU. Nelson agreed that it can happen but did not think it would be common. 

Commissioner Webb also felt that many DADUs would be used for affordable housing and did not think strict occupancy limits should be placed on families.

Commissioner Sovine said the discussion was only for general ideas. He asked whether the city’s dog limit would apply to the entire property or separately to the main house and DADU.

City Planner Ekins said the city had discussed a two-dog limit for short-term rentals and could add similar language to the DADU ordinance. He said his understanding was that each property is allowed two dogs.

Chairman Nelson said the animal code may base animal limits on the property or lot size rather than the number of dwellings. 

Sovine said the code should clarify whether the limit applies to the entire property or each dwelling.

Ekins agreed and said he would add clarification to the ordinance so the requirements are clear for applicants.

Commissioner Sovine asked if someone could rent out their basement as a short-term rental and still have a DADU in the backyard. 

Ekins said no.

Sovine clarified that the basement could be used as a short-term rental, but the property could not also have a DADU. 

Ekins explained that the two licenses could not be used together. 

Chairman Nelson said the city’s kennel definition appears to apply to three or more dogs on a single property. He said that if the homeowner has two dogs, a person living in the DADU would not be able to have an additional dog without going through the kennel licensing process.

Vice Chair Wheeler clarified that the restriction applies to the property, not to each separate dwelling.

Ekins said a kennel license would only be allowed in a manufacturing district. He suggested using the same rule as the short-term rental ordinance, allowing a maximum of two dogs on the property.

Commissioner Sovine said the minimum lot size is effectively determined by the required setbacks. If a property cannot meet the setbacks, the lot would not be large enough for a DADU.

City Planner Ekins said the city’s single-family residential districts have 9,900-square-foot lots, but properties that are 11,000 square feet or larger may be able to meet the DADU requirements. He felt those property owners should have the opportunity to apply.

Chairman Nelson agreed and said allowing DADUs would give more property owners a chance to use them, depending on the size and layout of their property.

Ekins added that he had reviewed the code many times and his own property would not qualify, but he felt it was good that some property owners would have the opportunity.

Commissioner Sovine asked whether a conditional use permit would be required for a DADU. 

City Planner Ekins said DADUs would be a permitted use, but a zoning clearance would still be required to make sure the structure meets the zoning, health, and fire requirements.

Sovine also asked how the 50% backyard area would be measured. 

Ekins explained that it would be measured from the back of the house to the back property line. 

Chairman Nelson agreed that this clearly defines the backyard area.

Ekins said the calculation would be straightforward, with some additional considerations for corner lots.


ACTION	Commissioner McBride made a motion to recommend to the City Council an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to create Chapter 17.63 Detached Accessory Dwelling Units with the discussed changes. Commissioner Webb seconded and Commissioners McBride, Nelson, Webb, Sovine, and Wheeler voted aye.

ADJOURNMENT:


ACTION	There being no further business before the Planning Commission, the meeting adjourned at 9:51 p.m.
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