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Application: Misti Hamaker, Rezone R-2 to C-2,– Seeking recommendation from the Planning 
Commission to the City Council to rezone from Residential Zone R-2 to Commercial Zone C-2 located 
at 400 West Main Street. 
 
Application Number: 26-017 
Preparation Date:  July 7, 2026 
Applicant Name:  Misti and Cannon Hamaker 
Property Owner:   Corp Presiding Bishop LDS 
Property Address:   400 West Main Street 
Parcel Number:   01-045-0046 
Parcel Area:    0.95 Acres 
 
Planning Commission: July 9, 2026 
Application Type:  Amendment - Rezone  
Nature of request:  Recommendation to City Council 
 
Current Zone District: Residential Zone R-2. The R-1/ R-2 Zone is a mixed density residential 

zone. Its minimum lot size is 9,900 square feet for a single-family 
dwelling. This zone is eligible for appropriately located Planned Unit 
Developments (PUDs). 

 
Proposed Zone District: The C-2 Downtown Mixed-Use Zone is designed to preserve the mixed-

use nature and feel of downtown Hyrum, providing for office, commercial, 
and residential uses within a mixed-use setting. A major objective of the 
C-2 Downtown Mixed-Use Zone is to create aesthetically pleasing 
streetscapes with landscaping that buffers sidewalks from major vehicular 
traffic ways, landscape features, recreational amenities, and social 
gathering areas that promote a walkable community. 

 
Adjacent zoning designations and uses of the subject property 

North Residential Zone R-2 Public School 

East Residential Zone R-2 Single-family Residential 

South Residential Zone R-2 Single-family Residential 

West Residential Zone R-2 Public School 
 
Application Overview:  
The applicant desires to operate a professional child care in the existing LDS Seminary Building located 
at 400 West Main Street.  The current Hyrum City Zoning Ordinance is regulating professional child 
care as a permitted accessory use in the R-2 and C-2 zone districts meaning that a primary use must 
be occupied in any building before the professional child care use.  For example, in a residential zone a 
single-family dwelling must be in use to operate a professional child care at the home.  In the 
commercial zone, a permitted commercial use must be operating in a commercial building to operate a 
professional child care in the building.  
 
There are several different scenarios of potential zoning amendments available for the applicant to 
request from the Planning Commission and City Council.  Some scenarios to would not require a code 



amendment or rezone and other scenarios would either require a code amendment and/or rezone and 
to the R-2 zone or the C-2 zone.  
 
Scenario 1: Maintain the R-2 and include a permitted use such as a single-family dwelling to permit 

the professional child care. 
 
Scenario 2: Maintain the R-2 and amend professional child care as a permitted or conditional use.  

This scenario has the potential to permit any single-family dwelling in the R-2 to operate 
as a standalone professional child care.  

 
Scenario 3: Rezone the R-2 to C-2 and include a permitted use such as a private school component 

to permit the professional child care. 
 
Scenario 4: Rezone the R-2 to C-2 and amend professional child care as a permitted or conditional 

use.  This scenario has the potential to permit any single-family dwelling in the R-2 to 
operate a standalone professional child care.  The current C-2 district is generally a 
mixed-use area unlike the residential district that is primary residential use. 

 
At this time, the C-2 district is primarily located around the City center and west main street and there 
are no C-2 zone districts west of 400 West street, that area is all residential zoning.  The existing 
General Plan identifies the location of the property being within the west side area for low-density 
residential and open spaces uses.  Hyrum City is also currently updating the General Plan and at this 
time it is not certain if the existing general plan designation for the site will be maintained or amended. 
 
The existing building and site is a flag lot that is adjacent to an existing school, existing single-family 
dwelling, and the Valley View Mobile Home Park.  The applicant submitted with this application a letter 
of intent and site diagram of how the location is visioned to accommodate a professional child care.  
Following the process and outcome of this application, the applicant will pursue further applications for 
C-2 Amendments and Site Plan Approval.   
 
Planning Commission Responsibility: 

1. A public hearing must be held by the Planning Commission. 
Staff Recommendation: 

1. The Planning Commission should have a thorough discussion of the application, staff 
evaluation, and specifying conditions and requirements. 

Stipulations: 
1. All proposed amendments shall first be recommended by the Planning Commission for 

recommendation to the City Council for its consideration. 
2. If the rezone amendment is approved, the applicant will be required to amend the C-2 zone 

district to qualify professional child care as either a permitted or conditional use or introduce a 
primary use to the building to permit the permitted accessor use of professional child care. 

Findings of Fact:  
1. The rezone will change the location from residential uses to commercial uses which include 

communication facilities, office buildings, retail sales, service industries, auto repairs, appliance 
and equipment repairs. 

2. The public hearing was noticed in accordance with Utah Code. 
3. Public hearing mailing notices were mailed to all properties within three hundred (300) of the 

subject property. 
 
STAFF COMMENTS 
Planning and Zoning Department: 

1. Staff acknowledges that professional child care is a family oriented component and professional 
child care is currently operating in the residential zone districts.  However, there are ongoing 
concerns that single-family dwellings and/or connected multi-family dwellings may be 
commercially operated and intensify occupancies and routine traffic for drop-off and pick-up in 
primarily residential neighborhoods. 



2. Staff supports professional child care as a conditional use in commercial districts as a 
conditional use which would allow the staff to resource the Planning Commission for mitigating 
reasonably anticipated effects such as traffic, noise, hours of operation, design criteria, lighting, 
and safety of the proposed use with applicable standards.  

3. Staff has concerns whether the potential site can accommodate required on-site parking 
requirements and drop-off and pick-up.  The adjacent school property is already managing 
parking and drop-off and pick-up and which may present opportunity for customers of the 
private entity to utilize the school property for convenience purposes at times of overcrowding. 

4. Staff recommended the applicant consult with a pre-application meeting with UDOT as the 
northeast portion of the property appears to abut the UDOT right of way.  UDOT determined the 
pre-application meeting not applicable and stated the property is barely off the state route and 
does not have frontage along the state route.  Access to this site from UDOTs opinion is to be 
coordinated by Hyrum City (see attachment). 

Engineering: 
1. Not requested. 

Fire Department: 
1. An inspection will need to be conducted to make sure everything is up to code. 

Power Department: 
1. Existing power on property. No other comment. 

Sewer Department: 
1. No comment. 

Streets / Water Department: 
1. No comment. 

 
Attachments: 

1. Vicinity Map 
2. Zoning Map 
3. Aerial View 
4. Applicant Submitted Documents: 

a. Letter of Intent 
b. Site Diagram 
c. UDOT Pre-Application Meeting Minutes  



Vicinity Map

Dataset maintenance, research, updates, and quality control performed by
the Cache County GIS Division.  Additional information has been derived
from historical records, county departments, consulting surveyors, retired
surveyors, road department personnel, state and federal mapping resources,
and members of the public., Vantor
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Zoning Map
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Aerial View
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Pre-Application Meeting 
PA-173735​ Route: SR-101 ​ MP: 41.80 

Applicant: Misti Hamaker 

Permit Review Fee: 
●​ Permit Review Fee Level - Not Applicable 

Required Documents and Forms:  
●​ Not Applicable - property is not on the state route 

Site Plan & Access Notes: 
●​ Please coordinate this development with Hyrum city, as this property is barely off the state route and 

does not have frontage along the state route. 

Traffic Impact Notes: 
●​ Please coordinate this development with Hyrum city, as this property is barely off the state route and 

does not have frontage along the state route. 

Utility Notes: 
●​ Please coordinate this development with Hyrum city, as this property is barely off the state route and 

does not have frontage along the state route. 

Drainage Notes: 
●​ Please coordinate this development with Hyrum city, as this property is barely off the state route and 

does not have frontage along the state route. 

Other Notes: 
●​ While this meeting is helpful for planning purposes, this permit process is not to be used for the 

“sale of land with an approved access”.  The CAP is only valid for the express purpose (trip 
generation) and is not valid for other types or sizes of development. 

●​ This meeting is a pre-application meeting and is not to be considered as an approval by UDOT.  
If an application is not submitted within 12 months, these notes will expire.  

●​ After an application for a Conditional Access Permits is completed, construction based on the 
watermarked plans are to be completed within 12 months from the date of the CAP.  Provide the 
CAP and watermarked plans to your contractor to acquire an Encroachment Permit.  All 
highway improvements associated with the CAP are to be in place before occupancy of any 
buildings associated with the CAP.  

 

 


