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MINUTES OF A REGULAR MEETING OF THE HYRUM CITY PLANNING COMMISSION HELD SEPTEMBER 10, 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 Scott Casas, Marty McBride, Paul Willardson, and Alternate Members Michael Sovine and Emily Webb.

EXCUSED: 

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, City Engineer Kamilla Schultz, and 27 citizens.  Secretary Shara Toone recorded the minutes. 

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

INVOCATION: Commissioner Wheeler

APPROVAL OF MINUTES:

The minutes of a regular meeting held on August 13, 2026 were approved as written. 


ACTION	Commissioner Casas made a motion to approve the minutes of August 13, 2026 as written. Commissioner Wheeler seconded the motion and Commissioners Casas, McBride, 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 Willardson made a motion to approve the agenda for September 10, 2026, as written. Commissioner  McBride seconded the motion and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye.

	
6.	PUBLIC HEARINGS
A. To receive public comment regarding a rezone from Residential Agricultural Zone RA to Residential Zone R-2 for a low to medium density Planned Unit Development with varied lot sizes, common area, and community green space located at approximately 400 East 300 North.
B. To receive public comment regarding an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to repeal Chapter 17.60 Planned Unit Development, and amend Section 17.04.070 Definitions to remove Planned Unit Development and amend Innerblock Development definition; amend Section 17.28.005 Purpose to remove Planned Unit Development; amend Section 17.28.010 Use Regulations to remove Planned Unit Development as a Permitted Use; amend Section 17.30.010 Use Regulations to remove Planned Unit Development as a Permitted Use; amend Section 16.04.010 Definitions to remove Planned Unit Development; amend Chapter 16 Subdivisions of the Hyrum City Municipal Code, Section 16.06.030.B. Exemptions to remove Planned Unit Development; amend Section 16.10.010 Concept Plan to remove Planned Unit Development.
7. 	SCHEDULED DELEGATIONS
A.	MDTHJ Investments LLC, Rezone Residential Agricultural Zone RA to Residential Zone R-2 - Seeking Planning Commission recommendation to the City Council to rezone from Residential Agricultural Zone RA to Residential Zone R-2 for a low to medium density Planned Unit Development with varied lot sizes, common area, and community green space located at approximately 400 East 300 North. 
B.	Hyrum City, Ordinance Amendment - an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to repeal Chapter 17.60 Planned Unit Development, and amend Section 17.04.070 Definitions to remove Planned Unit Development and amend Innerblock Development definition; amend Section 17.28.005 Purpose to remove Planned Unit Development; amend Section 17.28.010 Use Regulations to remove Planned Unit Development as a Permitted Use; amend Section 17.30.010 Use Regulations to remove Planned Unit Development as a Permitted Use; amend Section 16.04.010 Definitions to remove Planned Unit Development; amend Chapter 16 Subdivisions of the Hyrum City Municipal Code, Section 16.06.030.B. Exemptions to remove Planned Unit Development; amend Section 16.10.010 Concept Plan to remove Planned Unit Development. 
C.	West Point Dairy Products, Receiving and Warehouse Expansion - CONTINUATION - Seeking recommendation from the Planning Commission to the City Council for site plan approval for receiving and warehouse expansion located at 570 North 500 West. 
D.	Mitch Torrie, Torrie Mini-Subdivision - Seeking recommendation for approval from the Planning Commission to the Administrative Land Use Authority for a mini-subdivision application consisting of 2 lots located at 1575 East Highway 101. 
8.	ADJOURNMENT


PUBLIC HEARINGS:

THE PURPOSE OF THIS HEARING IS TO RECEIVE PUBLIC COMMENT REGARDING A REZONE FROM RESIDENTIAL AGRICULTURAL ZONE RA TO RESIDENTIAL ZONE R-2 FOR A LOW TO MEDIUM DENSITY PLANNED UNIT DEVELOPMENT WITH VARIED LOT SIZES, COMMON AREA, AND COMMUNITY GREEN SPACE LOCATED AT APPROXIMATELY 400 EAST 300 NORTH. 

Chairman Nelson explained the public hearing process. He asked everyone to be respectful and not cheer, jeer, or boo while others are speaking. 


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


Tamara Matthews, 459 East 200 South, stated that the property in question belongs to her and her husband. She said they did not approve the proposal to change the property from agricultural to residential and were not aware that the proposal had been submitted. She said the property is pasture land where they have always kept horses and that she does not want the property changed. She also mentioned that many of her friends attended the meeting and signed a petition opposing the change.

Brad James, 596 East 500 North, stated that the rezoning of the 14.5 acres led to the Keep Hyrum Rural campaign. He presented a petition with over 337 signatures and 154 comments from residents. He said the comments asked the City to consider responsible growth, preserve open spaces and agricultural land, and consider the impact of development on the community.

Chairman Nelson stated that the city received a digital copy of the petition before the meeting.

Keith Nelson, 405 East 300 South, stated that he has owned his property in Hyrum since 1960 and has seen changes to the city’s irrigation system. He said water should be a major concern because Hyrum is in a desert area. He also stated that he was on one of the early City Councils when the area was zoned for agriculture and said he would like to see the community remain similar to how it has been. He said the city should be careful with rezoning, utilities, and the number of people added to an area. He encouraged the city to carefully consider any changes to the agricultural zoning.

Alan Smith, 185 North 600 East, stated that property being developed for housing should be suitable for long-term residential use. He said the property in question has had ongoing water and drainage problems for many years and that the area has historically been boggy. He explained that drainage systems and culverts were designed in the area to manage the water. He said nearby homes have also needed French drains and other systems because of year-round water issues. He stated that adding fill may hide the water problem but will not make it go away. Smith said the City and Planning Commission should consider the long-term suitability of the property and make sure homes built there are safe and sustainable for the people who purchase them.
 
Missy Yeagor, 596 East 500 North, stated that she is a lifelong Hyrum resident, a civil and environmental engineer, and works in real estate. She said she understands the need for housing but also believes Hyrum’s open space, agricultural land, rural character, and quality of life are important to preserve. Yeager said development can affect stormwater, pollution, soil water recharge, and the safety and cost of homes. She questioned whether developing the property would result in quality and affordable housing. She read a comment from a Hyrum resident supporting the preservation of open space and the rural character of Hyrum. She said growth is inevitable but should be done responsibly and that RA zoning helps preserve Hyrum’s character.
 
Tyler Jessup, 269 North 600 East, stated that he lives near the proposed development and has lived in Hyrum since he was five years old. He said he moved away for a time but returned because of Hyrum’s heritage, community, and rural feel. He said Hyrum is growing and being developed, but the agricultural and open-space areas are important to the character of the city. Jessup asked elected officials to consider what makes Hyrum special and said this decision is an opportunity to preserve the heart and soul of Hyrum.
 
Pete Grimness, 625 North 600 East, stated that he lives near the proposed development and is also building a home in the area. He said he understands that growth will happen but would like to see the plans for the property, including the size and type of development being proposed. He asked the City to consider keeping the development lower density rather than allowing apartments or condos. He also said the water issues in the area should be considered when making the decision.

Jason Jewkes, 202 East 300 South, stated that he has lived in Hyrum his whole life and helps care for his grandmother’s farm. He said he has seen development in Hyrum that has caused problems, including trash on the farm and properties that have been left undeveloped and unmaintained after being approved for housing. He said he is concerned that the property could become another poorly developed or unfinished area that he would have to look at for years. He asked the city to carefully consider the impact of the proposed development.

Flint Matthews, 272 West 300 North, stated that the agricultural land provides food and dairy products and has been part of the community for many years. He said the city should consider the impact of development on agriculture and existing dairy operations, including potential conflicts from noise and odors. He encouraged the city to preserve agricultural land and avoid making development decisions that could negatively affect the rural character of Hyrum.

Brad Nielsen, 660 East 100 South, stated that he was born and raised in Hyrum, farmed in the area, and operated a dairy for 30 years. He owns property next to the property in question and said the area historically had significant water problems but has improved with the pressurized irrigation system. He said the City should focus on infrastructure before allowing more development. He pointed to other areas of Hyrum where development occurred without enough roads and infrastructure. He encouraged the City to leave the property agricultural for now and consider rezoning only after the City has improved roads and other infrastructure to support future growth.

Brandon Parker, 401 East 100 North, stated that he owns a dairy just south of the property. He said the dairy could become a nuisance to future residents and stated that he opposes the proposed rezoning.

Cody Jensen, 485 East Main Street, stated that they have lived in Hyrum for 48 years and support keeping Hyrum open and rural. They said the city is already experiencing water shortages and should consider whether there is enough water to support additional growth. They encouraged the city to prioritize water needs for current residents and consider the uncertainty of future weather and water supplies.


ACTION	Commissioner Willardson made a motion to close the public hearing at 7:00 P.M. Commissioner Casas seconded the motion and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson 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 17.60 PLANNED UNIT DEVELOPMENT, AND AMEND SECTION 17.04.070 DEFINITIONS TO REMOVE PLANNED UNIT DEVELOPMENT AND AMEND INNERBLOCK DEVELOPMENT DEFINITION; AMEND SECTION 17.28.005 PURPOSE TO REMOVE PLANNED UNIT DEVELOPMENT; AMEND SECTION 17.28.010 USE REGULATIONS TO REMOVE PLANNED UNIT DEVELOPMENT AS A PERMITTED USE; AMEND SECTION 17.30.010 USE REGULATIONS TO REMOVE PLANNED UNIT DEVELOPMENT AS A PERMITTED USE; AMEND SECTION 16.04.010 DEFINITIONS TO REMOVE PLANNED UNIT DEVELOPMENT; AMEND CHAPTER 16 SUBDIVISIONS OF THE HYRUM CITY MUNICIPAL CODE, SECTION 16.06.030.B. EXEMPTIONS TO REMOVE PLANNED UNIT DEVELOPMENT; AMEND SECTION 16.10.010 CONCEPT PLAN TO REMOVE PLANNED UNIT DEVELOPMENT. 


ACTION	Commissioner Casas made a motion to open the public hearing at 7:02 P.M. Commissioner Willardson seconded the motion and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye.

Keith Nielsen, 405 East 300 South stated that the property had been zoned residential agricultural for many years. He said that when it was changed to residential, their property taxes increased significantly. He explained that having agricultural property allowed them to raise animals and provide food for their family.
He encouraged the City to consider the impact of rezoning agricultural property on property taxes and the financial burden it can place on property owners.


ACTION	Commissioner McBride made a motion to close the public hearing at 7:04 P.M. Commissioner Wheeler seconded the motion and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye.


Chairman Nelson thanked everyone who participated in the public hearing and shared their comments. He said the City values the public input and will consider the information presented when making decisions on the upcoming items.


SCHEDULED DELEGATIONS:

MDTHJ INVESTMENTS LLC, REZONE RESIDENTIAL AGRICULTURAL ZONE RA TO RESIDENTIAL ZONE R-2 – SEEKING PLANNING COMMISSION RECOMMENDATION TO THE CITY COUNCIL TO REZONE FROM RESIDENTIAL AGRICULTURAL ZONE RA TO RESIDENTIAL ZONE R-2 FOR A LOW TO MEDIUM DENSITY PLANNED UNIT DEVELOPMENT WITH VARIED LOT SIZES, COMMON AREA, AND COMMUNITY GREEN SPACE LOCATED AT APPROXIMATELY 400 EAST 300 NORTH. 

City Planner Ekins explained that MDTHJ Investments, LLC submitted an application to rezone the property from Residential Agricultural (RA) to Residential (R2). He said the purpose of the rezone appeared to be to allow a Planned Unit Development (PUD), which is not permitted in the RA zone.

Chairman Nelson asked about a comment from a property owner who said they did not submit the application. 

Ekins stated that the City has the property owner’s consent and acknowledgement allowing MDTHJ Investments, LLC to represent the property for the application. 

Chairman Nelson confirmed that the city has an owner affidavit assigning MDTHJ Investments, LLC as the agent, and Ekins confirmed that the affidavit had been verified.

Commissioner Casas asked what name was shown on the plot map. 

City Planner Ekins said the property is owned by Curtis Knight and is currently zoned RA. The RA zone allows single-family homes on lots of at least 12,000 square feet, while the requested R2 zone allows 9,900-square-foot lots and PUDs. He said the property is in the North Fields, which is mostly zoned RA and used for agriculture. Ekins also noted that about one-third or more of the property is shown as wetlands in Cache County records. He explained that Hyrum has about 210 acres of RA zoning remaining, with about 158 acres in the North Fields, and that the RA zone was changed in 2018 to help preserve agricultural uses.

Ekins said the General Plan directs the City to preserve agricultural land, agricultural uses, animal rights, and the rural character of the North Fields. He noted that the General Plan specifically states that major subdivisions and PUDs are not permitted in the RA zone. Staff also discussed whether the current 12,000-square-foot minimum lot size is enough to protect the remaining agricultural area.

Ekins said staff recommends keeping the property zoned RA to support low-density housing, preserve the rural atmosphere and agricultural heritage, and protect open space in the North Fields. He also said any future development would need to address the wetlands with documentation from the Army Corps of Engineers. The Engineering Department would need to review the wetlands and other requirements, and the Fire Department raised concerns about road widths, fire protection, and water supply.

Chairman Nelson asked whether the Planning Commission was approving a PUD. 

City Planner Ekins explained that the item was only a recommendation to the City Council regarding the proposed rezone from RA to R2. He clarified that a PUD is not currently a permitted use in the RA zone.

Michael Jewell, the applicant’s attorney, said he understood the community’s desire to preserve Hyrum’s rural character. He said many residents wanted the property to remain agricultural, but property owners cannot be required to keep their land in agricultural use.

Jewell explained that the current RA zoning allows about 3.6 homes per acre, while R2 would allow about 4.4 homes per acre. He said the rezone request is not for high-density housing or a PUD, but R2 would allow a PUD to be considered in the future. He said a PUD could provide smaller lots, open space, and other amenities.

Jewell said the wetlands would need to be addressed regardless of the zoning. He also said the City’s General Plan supports a mix of housing types and densities while maintaining Hyrum’s small-town character. He concluded that the main difference between the RA and R2 zoning is the increase in potential density and the ability to consider a PUD in the future.

Commissioner Casas expressed concern about the current condition of the property. He said Mr. Knight had tilled and added fill to the property, but it now has weeds that are about seven feet high, including noxious weeds. 

Jewell clarified that he represents the potential buyer, not the current property owner. He said the weed issue would be a code enforcement matter and that he was willing to give the information to Mr. Knight.

Commissioner Sovine asked whether PUDs can include higher-density housing, such as townhomes or mini-subdivisions, and if the open spaces are usually private parks. 

Chairman Nelson confirmed that the open space in PUDs is generally privately owned. He said he is supportive of the PUD ordinance and does not want to see it removed, but he said the PUD is not the issue before the Commission. He said the main issue is the requested rezone and that it does not comply with the current General Plan. He also expressed concerns about placing more residential development near heavy industrial and agricultural uses. Chairman Nelson said that, based on the information presented, he is not in favor of the rezone.

Commissioner Willardson said the public comments were helpful and educational. He noted that there are already many homes within the RA zone and that the property could legally be developed with 12,000-square-foot lots under the current zoning. However, he did not think it made sense to change the zoning in the middle of the RA area to residential. 

Chairman Nelson agreed that a typical subdivision application for 12,000-square-foot lots would create a different discussion. 

Commissioner Casas noted that the property is surrounded by RA zoning, but landowners have property rights. He suggested that the city consider raising funds to purchase land or use conservation easements to preserve open space. He said the city needs to find another way to protect open space. 

Commissioner McBride said he appreciates the open space and felt that changing the zoning would create an island within the RA zone. He said the property may be rezoned in the future, but he believes it should currently remain consistent with the General Plan. 

Commissioner Wheeler agreed and noted that the proposed new General Plan shows the property as medium-low density housing. She expressed concern that the new plan would reduce the amount of agricultural land and said that should be considered in the future. She said she does not believe the zoning change is appropriate under the current General Plan because changing one area in the middle of the RA zone could affect the surrounding area.


ACTION	Commissioner Casas made a motion to recommend denial to rezone from Residential Agricultural Zone RA to Residential Zone R-2 for a low to medium density Planned Unit Development with varied lot sizes common area, and community green space located at approximately 400 East 300 North. Commissioner Willardson seconded and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye.


Chairman Nelson recommended including a justification for the recommendation against the request. 


ACTION	Commissioner Willardson made a motion to amend Commissioner Casas’ motion to recommend denial to rezone from a Residential Agricultural Zone RA to Residential Zone R-2 for a low to medium density Planned Unit Development with varied lot sizes, common area, and community green space located at approximately 400 East 300 North because it doesn’t comply with the general plan and it would be an isolated R-2 piece within the RA area. Commissioner Wheeler seconded and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye.

 
HYRUM CITY, ORDINANCE AMENDMENT – AN ORDINANCE AMENDING TITLE 17 ZONING OF THE HYRUM CITY MUNICIPAL CODE, TO REPEAL CHAPTER 17.60 PLANNED UNIT DEVELOPMENT, AND AMEND SECTION 17.04.070 DEFINITIONS TO REMOVE PLANNED UNIT DEVELOPMENT AND AMEND INNERBLOCK DEVELOPMENT DEFINITION; AMEND SECTION 17.28.005 PURPOSE TO REMOVE PLANNED UNIT DEVELOPMENT; AMEND SECTION 17.28.010 USE REGULATIONS TO REMOVE PLANNED UNIT DEVELOPMENT AS A PERMITTED USE; AMEND SECTION 17.30.010 USE REGULATIONS TO REMOVE PLANNED UNIT DEVELOPMENT AS A PERMITTED USE; AMEND SECTION 16.04.010 DEFINITIONS TO REMOVE PLANNED UNIT DEVELOPMENT ; AMEND CHAPTER 16 SUBDIVISIONS OF THE HYRUM CITY MUNICIPAL CODE, SECTION 16.06.030.B. EXEMPTIONS TO REMOVE PLANNED UNIT DEVELOPMENT; AMEND SECTION 16.10.010 CONCEPT PLAN TO REMOVE PLANNED UNIT DEVELOPMENT.

City Planner Ekins explained that the proposed ordinance would repeal PUDs as a permitted use and remove the separate PUD chapter. The City Council workshop identified concerns with PUDs related to size, design, parking, open space, connectivity, and maintenance. Staff was directed to begin the repeal process, although there was some discussion about whether the PUD requirements could instead be amended.

Commissioner Willardson asked which three City Council members participated in the workshop.

Ekins said he would need to check the minutes because he did not recall.

Commissioner Casas said that parking is a major problem in some current PUDs. He said some garages are too small for larger work vehicles, causing residents to park on the street. He said this creates problems for snow removal and child safety. 

Chairman Nelson said concerns about PUDs are common in some fast-growing communities, while other communities are encouraging PUDs because they provide more housing options, can be less expensive to serve, and can use water more efficiently. He said Hyrum has had successful PUDs that created desirable neighborhoods, but he also recognized the concerns with some developments. He felt the City should review the approval process and consider stronger standards rather than repeal PUDs completely. 

Vice Chair Wheeler agreed and said the city should fix the problems instead of getting rid of PUDs.

Chairman Nelson said the City Council had raised legitimate concerns and that there are examples of PUDs that have not worked well. He said the current code provides a lot of flexibility, which can work well with the right developer but can also create problems. He recommended keeping PUDs while adding clearer standards or “guardrails” for development. He also said the City could consider other zoning options, but PUDs provide more ability to negotiate and place conditions on a development.

Vice Chair Wheeler said that if PUDs are not allowed, a developer could choose to build only single-family homes, which may result in less open space and fewer benefits to the larger community. 

Commissioner Sovine said private amenities can have benefits because city parks are not always maintained as well as private parks. He suggested reviewing Section 16.06.30 to see if the city could have more control over other types of developments. He said he did not support repealing PUDs because he did not want to remove development options.

Commissioner McBride said affordability is an important issue, especially for future generations. 

Commissioner Webb said some of Hyrum’s PUDs create a strong sense of community and provide affordability and housing options. 

Commissioner Sovine said he valued the City Council discussion but felt that if PUDs are removed, there should be another option to replace them. 

Chairman Nelson asked whether the Planning Commission had time to consider changing the PUD standards instead of repealing them. 

City Planner Ekins said the Planning Commission could recommend not repealing the PUD ordinance and provide reasons for that recommendation. He explained that the Planning Commission’s role was to review the issue and make a recommendation to the City Council, where the discussion could continue.

Chairman Nelson said housing affordability should be considered both in the short term and long term. He said that adding different types of housing, even housing that is not considered affordable, can help open more affordable housing as people move between homes. He also said having a variety of housing options helps people stay in the community as their needs change. Chairman Nelson supported keeping PUDs but said the standards could be updated to address current concerns. 

Vice Chair Wheeler agreed and recommended keeping PUDs while reviewing the standards and addressing the problems that have been identified.

Commissioner Sovine said the City should first identify the root causes of the concerns with PUDs, such as minimum standards or enforcement issues. 

Commissioner Webb agreed that some concerns, such as parking and maintenance, may be enforcement issues rather than problems with PUDs themselves.

Commissioner McBride said a good master plan can provide better guidance for the City Council and help make sure development follows the City’s intended goals. He suggested discussing better minimum standards for PUDs. 

Vice Chair Wheeler said PUDs should be kept, but the City needs to watch them closely and make sure the rules do not allow shortcuts that create problems.


ACTION	Commissioner Wheeler made a motion to recommend denial for an ordinance amending Title 17 Zoning of the Hyrum City Municipal Code, to repeal Chapter 17.60 Planned Unit Development, and amend Section 17.04.070 Definitions to remove Planned Unit Development and amend Innerblock Development definition; amend Section 17.28.005 Purpose to remove Planned Unit Development; amend Section 17.28.010 Use Regulations to remove Planned Unit Development as a Permitted Use; amend Section 17.30.010 Use Regulations to remove Planned Unit Development as a Permitted Use; amend Section 16.04.010 Definitions to remove Planned Unit Development; amend Chapter 16 Subdivisions of the Hyrum City Municipal Code, Section 16.06.030.B. Exemptions to remove Planned Unit Development; amend Section 16.10.010 Concept Plan to remove Planned Unit Development. They recommended the City Council revise instead of repeal the PUD code. Commissioner Willardson seconded and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye. 


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

City Planner Ekins said West Point Dairy is a long-standing Hyrum business that is growing and plans to expand its facility. He said the expansion is allowed in the M2 zone and the overall site plan has been reviewed with the city. Staff and West Point Dairy worked on traffic plans to keep truck traffic within the site and reduce impacts to 500 West and 700 North. Ekins said a proposed reduction in the 700 South right-of-way and other remaining details will need to be reviewed by the City Council and finalized with the City Engineer before construction drawings are approved.

Commissioner Casas asked if 700 North would be paved as part of the project. 

City Planner Ekins said bid drawings were out, and he had received the bids that day. She said the road may be paved this year as part of the project.

Chairman Nelson asked if the utility capacity concerns had been resolved. 

City Planner Ekins said most had been resolved, with some wastewater issues still being worked through. 

JD Rhea said he felt confident that there were valid responses to all the concerns and questions raised during the staff review.

Commissioner McBride noted that the project would have a significant amount of truck traffic, with about 90 to 100 trucks per day. 

JD Rhea said the facility currently brings in enough cream to produce about 4 million pounds of butter per week and expects that amount to nearly double. He asked for support for the proposed truck route. 

Commissioner Casas asked if he was referring to the corridor connecting Highway 89 and Highway 65. 

Chairman Nelson said the route would connect the highway to the industrial and agricultural areas.

Commissioner McBride asked how long the first phase of the project was expected to take. 

JD Rhea said the first phase was expected to take about two years.

Dave Kudus of Excel Engineering said the first phase is expected to have the building enclosed by fall 2027 and fully operational by fall 2028. He said the project has several phases, including a new receiving and butter room, warehouse expansion, moving truck traffic off 500 West, and improvements to the wastewater treatment facility. Phase four is expected to be 5–10 years away. 

JD Rhea said the site was redesigned to keep truck traffic away from the nearby intersection and improve truck access to the facility.

Commissioner Willardson thanked JD for working with the city throughout the long and difficult process. 

Chairman Nelson confirmed that staff had no objections to moving forward. 


ACTION	Commissioner Willardson made a motion to recommend approval for a site plan for a receiving and warehouse expansion located at 570 North 500 West along with the reduced right-of-way on 700 North and 500 West.  Commissioner McBride seconded and Commissioners Casas,  McBride, Nelson, Wheeler, and Willardson voted aye. 


MITCH TORRIE, MINI-SUBDIVISION – SEEKING RECOMMENDATION FOR APPROVAL FROM THE PLANNING COMMISSION TO THE ADMINSTRATIVE LAND USE AUTHORITY FOR A MINI-SUBDIVISION APPLICATION CONSISTING OF 2 LOTS LOCATED AT 1575 EAST HIGHWAY 101.

City Planner Ekins said the City received a petition for a mini-lot subdivision on a property near Highway 101. He reviewed the surrounding zoning, existing power, sewer, and irrigation utilities, and the changes to the state road alignment. He said the old road alignment left some property boundaries unclear, and staff worked with UDOT to find a way for the proposed mini-subdivision to move forward.

City Engineer Schultz said UDOT, the county, surveyors, and attorneys determined that the property is a remainder parcel and is no longer considered right-of-way. UDOT is working to clear the claims on the property before it can be transferred to the City. She explained that the red is a proposed plan that would provide driveway access to the property and substation, but it would not meet city roadway standards or be dedicated as right-of-way.

Commissioner Willardson and Commissioner Casas asked how the city would continue to access its substation if the proposed driveway was used. 

City Engineer Schultz said the city and applicant had discussed sharing the cost of paving and providing fire access. She said the details would need to be negotiated, and no agreement or Council approval had been made yet.

Commissioner McBride asked who would own and maintain the driveway. 

City Engineer Schultz said it would be privately owned with cross-access agreements.

City Planner Ekins said the City’s code requires a mini-subdivision to have frontage on a paved, dedicated city road, which this property does not have. He said staff does not believe the application currently qualifies as a mini-subdivision, which is the main issue preventing approval. He explained that UDOT is working to resolve property and right-of-way issues, but that process is not complete.

Chairman Nelson asked why the subdivision was being requested before the zoning change, since the current C-1 zoning does not support the proposed subdivision. 

Ekins explained that the City Council had previously discussed removing residential development on certain C-1 properties, and there was support for changing this property to R-2. He said the zoning change was not expected to be the main issue. The main issue was determining whether the property qualifies as a mini-subdivision under the City code.

Commissioner Casas asked if only one home was proposed on the seven-acre lot. 

City Planner Ekins said that was his understanding. 

City Engineer Schultz explained that the property has a city water service line, but city code does not allow multiple homes on one service line without additional improvements. She also said sewer is within 300 feet, but connecting would require crossing the highway. The property is in a Zone 2 source protection area, which creates additional concerns with using a septic system.

Commissioner Casas said he did not think one septic system on a seven-acre lot would create a significant sewage discharge problem. 

Commissioner Willardson said the city’s code does not allow septic systems in a source protection zone, regardless of the size of the property. 

City Engineer Schultz said there is still a risk to the water source based on the distance and time it takes for water to reach it, even with only one home.

Commissioner Casas asked how the existing home was approved with a septic system. 

City Engineer Schultz said it was likely grandfathered in or existed before the source protection zone was established, but she was not certain. 

Commissioner Sovine asked if a hardship exemption could apply. 

City Engineer Schultz said the applicant would need to request a hardship, and the City Council would determine whether it qualified, but the process for getting an exemption from the source protection requirements would still need to be determined.

Commissioner Sovine said there appeared to be a procedural issue and that the rezone should be addressed first. 

City Engineer Schultz said there were several issues that still needed to be resolved. Commissioner Sovine said the property owner may need to complete a feasibility study to determine if the project is possible and worth pursuing.

Mitch Torrie said he has been helping the Welch family with the property and wants to build a home there. He said the property has several challenges, including the highway, steep land, and nearby mining operations. He explained that they have looked at several utility options, including sewer, water lines, boring under the highway, and septic, but each option has significant costs or requirements. He said he has completed a hydrology study and received support from Nibley and the Health Department for the septic option. He said he is willing to consider different options but was concerned about the cost and said this was the first time he had heard that the property might not qualify for a mini-subdivision.

City Engineer Schultz said the city code specifically requires frontage on a city-owned right-of-way for a mini-subdivision, although past applications have sometimes been reviewed using any public right-of-way. She said the main issue is that the parent parcel does not have frontage on a city-owned road, and creating a small piece of right-of-way through the property would create additional complications. 

Chairman Nelson asked if another subdivision process could be used if it does not qualify as a mini-subdivision. 

Schultz said the applicant could apply as a standard subdivision, which would not require an existing paved right-of-way. 

Chairman Nelson asked if the city had a flag lot process. 

City Planner Ekins said the zoning ordinance allows flag lots only when the home is located on the flag portion of the lot. He said the main challenge is that the property must be split, and staff do not believe it qualifies for the mini-subdivision process under the current code.

Mitch Torrie explained that there are currently several access points that are no longer legal because they are too close together. He said this led to discussions about creating access through 1400 East and determining whether the access could become a city street or would remain a private driveway. 

City Engineer Schultz explained that a dedicated City street and a driveway have different requirements. She said the type of surface needed would depend on whether fire trucks must have access, with heavier pavement required for fire access. 

Mitch Torrie explained that the current access has been maintained by the property owner and the city’s electrical department when it needed access to the substation. 

Commissioner Casas noted that the access must support heavy equipment used by the city, including cranes. 

Torrie said the proposed access was designed to allow large vehicles and fire trucks to turn around and support their weight. 

City Engineer Schultz said the City and property owner had discussed sharing the costs and maintenance for the access, but those agreements have not been finalized or approved.

Commissioner Casas asked how long the sawmill had not been operating. 

Mitch Torrie explained that the owner had retired a few years ago but was still operating the sawmill at age 83. Torrie said the property owner had a recent heart problem and could not attend the meeting. He said they intend to make the property a beautiful and well-maintained gateway into Hyrum if they can find a way to move forward. He also introduced Ken Allsop, who has been helping as his attorney with the City and UDOT to resolve the property issues.

Kenneth Allsop said everyone involved wants to find a reasonable way to move the project forward while meeting the City’s requirements. He said there has been confusion about whether the existing road is a city road or a UDOT road. Allsop believed the road is a Hyrum City road because it is not a UDOT-controlled access highway and has been open and used by the public and the city. He did not know of any formal process to abandon the road as a public highway. He believed that even if it had been abandoned, continued public use could have established it again as a public highway. He said there appears to be enough distance from the intersection to allow driveway access to the property. Allsop said UDOT has wanted the access to line up with 1400 East and to eliminate other access points, but he felt that was more than necessary for this property. He said Mitch Torrie has been willing to work with the City and UDOT and is looking for a reasonable path forward. Allsop also said that Utah law provides protection for property owners who have access to a public highway if the highway is later abandoned.

Mitch Torrie asked whether the zoning had changed because he understood the property had always been commercial residential until April. 

City Planner Ekins explained that the zone itself had not changed, but the residential use had been removed from that zoning district. 

Commissioner Sovine said he understood Torrie’s situation and recognized that Torrie was trying to meet the city’s goals, including preserving open space. He said the city needs to clearly determine whether the access is a driveway or a roadway. If it is a roadway or city right-of-way used to access the substation, it should meet the required fire and road standards. If it is a driveway, then it should be treated under the requirements for a driveway.

Commissioner McBride asked how the substation would be accessed. 

Mitch Torrie explained that the plat would provide access for Hyrum City and the current homeowner from 1400 East, with the access designed to allow semis and other vehicles to reach the substation. 

Commissioner Casas asked who would own the gravel road. 

Torrie explained that Hyrum City owns most of the property, and UDOT may deed the former highway strip to the City. 

Commissioner Casas asked if the city would then be responsible for maintaining the road and whether it would need full curb, gutter, and asphalt improvements. 

Chairman Nelson said the city is not obligated to make those improvements unless development triggers them. 

Commissioner Casas said he wanted to avoid the city having to spend a large amount of money to improve the access road just to reach the substation.

Chairman Nelson said the first issue was whether the application met the City’s current ordinances. 

City Planner Ekins explained that the Planning Commission is responsible for reviewing the mini-subdivision requirements and making a recommendation, after which the application would continue through additional reviews.

The Commission discussed whether the property should continue through the mini-subdivision process or a regular subdivision. 

Chairman Nelson said the property did not appear to meet the current mini-subdivision requirements, but a regular subdivision could potentially work with additional improvements. 

Commissioner Casas was concerned that the cost of a regular subdivision for one lot could be too high.

Commissioner Sovine said the application could not be approved as currently presented, but he was concerned that denying it could leave the seven-acre property unusable or make development possible only for someone who could afford the required improvements. 

The Commission discussed tabling the application or recommending denial. Staff explained that either option would allow the process to continue, but tabling would give Mitch time to work with staff and look at the requirements for a regular subdivision.

The Commission discussed whether the application could be changed from a mini-subdivision to a regular subdivision during the process. 

Ekins explained that a regular subdivision follows a different process and would require additional work and review. He said the project is unique and that staff’s goal was to find a way for Torrie to have a home on the property while still following City code.


ACTION	Commissioner Willardson made a motion to recommend denial of a mini-subdivision application consisting of 2 lots located at 1575 East Highway 101, based on staff findings, that it does not comply with the current mini-subdivision requirements. Commissioner Casas seconded and Commissioners Casas, McBride, Nelson, Wheeler, and Willardson voted aye. 



ADJOURNMENT:


ACTION	There being no further business before the Planning Commission, the meeting adjourned at 9:50 p.m.
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