WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, July 20, 2023 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

The meeting was a regular meeting designated by resolution. Notice of the meeting was provided 24 hours
in advance. A copy of the agenda was posted at City Hall and on the State of Utah Public Meeting Notice
Website.

The following members were in attendance:

Sid Bodily, Chairman Chris Davis, City Manager

Diana Baker Colt Mund, City Attorney

Chandler Bingham Bryce Wheelwright, City Planner

Alex Dubovik Michelle Drago, Deputy City Recorder
Brian Gilbert

Blake Harrop

Excused: Zack Hulsey

Others in attendance: Mayor Travis Mote; Councilman John Seamons; Chad Braegger; Ken Ormond; Ruth
Ormond; Pat Burns, Lync Construction; Rew Wiley; Larry Holmes; Marc Hamson; Rolin Hinrighsen; Ronda
Hinrighsen; Kent R. Harding; Wayne Harding; James Settlemire; Blake Crouch; Ryan Thurgood; Kendra
Thurgood; Justin Grimes; Mary Grimes; and Virginia Holmes Thompson.

The meeting was called to order at 6:32 p.m.

1. PRAYER: Chandler Bingham
2, PLEDGE OF ALLEGIANCE: Blake Harrop
3. GENERAL PUBLIC COMMENTS

There weren’'t any comments.
4, CITY COUNCIL REPORT
Time Stamp: 04:07 07/20/2023

Councilman John Seamons reported that the City Council met on July 13. During that meeting the Council
discussed the animal control services between Willard City Brigham. Willard had never been billed for any
animal services, but according to the contract it was possible that the City would receive one. The Council
had asked that the staff to pursue some questions, but he felt the Council would approve the contract. The
Council received the Planning Commission's recommendation that the Zoning Ordinance regulations
regarding curb, gutter, and sidewalk be amended. The Council took the recommendation under advisement,
and tabled it for a few weeks in order for a few things to be added. The City Council discussed an interlocal
agreement with Perry City regarding ground that needed sewer. The interlocal agreement was tabled
because a clause regarding the consumer price index needed to be fixed. The Council discussed adopting
fireworks restrictions within City limits on a five-year basis rather than annually. Some of the sewer pumps
at the lift station failed. The City did not have a backup so it was down to one pump. There was a long lead
time for repair. The Public Works Director had found parts to fix one of the pumps. The Council received
updates on the HOP Trail, the Willard Bay right-of-way issue, and the power conduit on 200 West. The
Council also received reports about the great 4t of July celebration.
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Commissioner Dubovik asked about the Willard Bay right-of-way issue. Councilman Seamons did not feel
it was progressing well. Chris Davis, City Manager, stated that Willard Bay had paved a portion of the right-
of-way that turned into the sewer plant. Councilman Seamons didn't feel the paved portion was wide enough
to accommodate farm equipment.

5A. CONSIDERATION OF A LOT LINE ADJUSTMENT FOR RYAN THRGOOD FOR PROPERTY
LOCATED AT APPROXIMATELY 426 NORTH 200 WEST, FAGLFS NEXT SURDIVISION 1 OTS
1 AND 2 (PARCEL NOS. 02-046-0080 AND 02-046-0081)

Time Stamp: 08:42 07/20/2023

Bryce Wheelwright, City Planner, stated that last February Ryan Thurgood applied for approval of a lot line
adjustment at 426 North 200 West. Mr. Thurgood wanted to adjust his south property line to incorporate a
shop he had constructed. The property to the south at 402 North 200 West was owned by his parents. The
Planning Commission determined that the proposed lot line adjustment could not be approved because it
would have made the lot at 402 North a flag lot, and the Willard City Zoning Ordinance did not allow flag
lots.

Mr. Wheelwright said that Ryan Thurgood was now proposing a different lot line adjustment. The revised
lot line adjustment would not change the frontage of 402 North. Thirty-three (33) feet east of the property
line, the property line would shift to the south 53 feet and continue east 107.44 feet before shifting back to
the north to the original lot line. The property line would shift only far enough to accommodate the shop.

Mr. Wheelwright said the revised lot line adjustment complied with the lot width requirement, but there were
other issues Ryan Thurgood would have to resolve. Mr. Thurgood’s lot and the Iot owned by his parents
were part of a recorded subdivision. In order to revise or adjust the property lines, Mr. Thurgood would have
to prepare and submit an amended subdivision plat per State Code Section 10-9a-608. The shop itself
encroached onto a recorded utility easement. The easement had to be vacated in order to make everything
legal. The process for vacating an easement was outlined in State Code Section 10-9a-609.5 part 2. The
revised lot line adjustment proposed by Mr. Thurgood was possible, but it would take some legwork.

Ryan Thurgood, 426 North 200 West, stated that there were a lot of flag lots in Willard City. Technically,
his father's lot was already a flag lot because it had less frontage than the required 100 feet. The City had
allowed it by allowing the subdivision plat to be recorded. He complained that when the City ran the sewer
system his sewer lateral was stubbed into his dad’s property. He had to run it to his lot by himself. He didn’t
understand what the big deal was about this lot line adjustment. He had moved to Mantua and wanted to
sell this property, but he had to resolve the lot line adjustment before he could do so.

After a discussion regarding flag lots, Chairman Bodily stated that the Planning Commission had to abide
by the laws and ordinances in place now. It appeared that the revised lot line adjustment was doable, but
Mr. Thurgood would have to do some work to make it happen.

Commissioner Dubovik asked what vacating the easement meant. Did the easement go away, or did the
shop have to be moved? Bryce Wheelwright said the easement would go away.

Ryan Thurgood said the easement was there before the shop was built. Mr. Wheelwright did not know why
a building permit for the shop had been approved without resolving the easement. Regardless of what had
happened in the past, something had to be done now. There weren't any utilities in the easement, so he
didn't feel it would be difficult to have it vacated.
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Chairman Bodily stated that it appeared the State Code required a petition, notification, and signatures of
the affected parties in order to amend the subdivision plat. Vacating the easement also required a petition,
as well as written notification to the utility providers and signatures from adjoining landowners. The
easement vacation also required that the City Council hold a public hearing. After Mr. Thurgood had done
all of that work, the City Council might decide not to vacate the easement.

Ryan Thurgood asked if he needed to involve his attorney.

Commissioner Dubovik stated that regardless of what had happened in the past, this Planning Commission
followed the code. He asked if there was a way for Mr. Thurgood to receive a preliminary approval from the
City Council.

Colt Mund, City Attorney, felt that was a possibility if Mr. Thurgood wanted to pursue that route. Everything
Mr. Wheelwright had included in his staff report was consistent with State Code. When Mr. Thurgood
submitted a land use application, it triggered a re-evaluation of the flag lot. He might have been
grandfathered in, but any alterations meant the lot had to come into conformance with the City Code. Any
claim to a grandfathered use was lost when a land use application was submitted.

Chairman Bodily stated that if the Planning Commission approved a lot line adjustment for Mr. Thurgood it
would be subject to him amending the subdivision plat and vacating the easement. The City Council would
then make the final decision.

Bryce Wheelwright reminded the Planning Commission and Ryan Thurgood that it would be necessary for
the City Council to hold a public hearing to vacate the utility easement. The Council did not have to hold a
public hearing to approve the amended subdivision plat.

Ryan Thurgood wanted some assurance that his efforts would not be wasted.

In answer to a question from Commissioner Baker, Bryce Wheelwright stated that the revised lot line
adjustment would not create a flag lot.

Commissioner Harrop agreed that it was a lot line adjustment, but it would not affect the frontage of 402
North 200 West. He did not see a problem with the revised lot line adjustment. It complied with the
ordinances. Unfortunately, Mr. Thurgood would have to do some leg work to make it happen.

Chairman Bodily said the proposed lot line adjustment was a little crafty, but it was legal.

Colt Mund reminded the Planning Commission that the staff did not have any concerns about the revised
lot line adjustment as long as Mr. Thurgood followed the steps to amend the subdivision plat and vacate
the easement.

After further discussion, Commissioner Dubovik moved to approve the revised lot line adjustment
subject to Ryan Thurgood complying with 10-9a-608 of the State Land Use Code to amend the
subdivision plat and 10-9a-609.5 Part 2 to vacate the utility easement. Commissioner Bingham
seconded the motion. All voted “aye.” The motion passed unanimously.

Chairman Bodily advised Ryan Thurgood to work with Bryce Wheelwright to make sure all of the necessary
steps were followed.
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5B. PUBLIC HEARING TO RECEIVE PUBLIC INPUT REGARDING A GENERAL PLAN DRAFT
WHICH WOULD AMEND CHAPTER 12-000 OF THE WILLARD CITY ZONING ORDINANCE

Time Stamp 27:21 07/20/2023
Chairman Bodily read Willard City Planning Commission’s Rules of Order statement.

Commissioner Bingham moved to open the public hearing at 7:00 p.m. Commissioner Baker
seconded the motion. All voted “aye,” The motion passed unanimously.

Bryce Wheelwright stated that Willard City was in the process of updating its General Plan. The City had
contracted with Bruce Parker from Planning and Development Services to update the plan. Mr. Parker had
prepared a draft for the Planning Commission to review. The City was now seeking public comments.

Chairman Baodily opened the floor for public comments.

An unidentified gentleman from the audience asked the staff to provide a history of the updating process.
Bryce Wheelwright said the State required that cities update their general plans about every five years. It
had been quite a while since Willard’s plan had been updated. He thought the last update was approved in
2008. About two years ago, Willard City put the general plan update out to bid. The bid was awarded to
Bruce Parker from Planning and Development Services. Mr. Parker had conducted a public survey and
held several public open houses to receive public input. All of the public information was used to draft a
general plan that included zoning and land use ideas. Mr. Wheelwright said that the General Plan was not
just a book; it was a living document. It was designed to be amended as time went on and things changed.

Mayor Mote said Bruce Parker had indicated there was a very good response to the survey. The public was
invited to a public open house where they drew on maps. All of that data was compiled by Bruce Parker
and his partners into a map, which came back to the Planning Commission and City Council. Those bodies
made additional changes. Those edits were reflected in the current draft document.

Commissioner Baker stated that the General Plan was a guide for road locations and developments.

The gentleman asked how many special meetings between the Planning Commission, City Council, and
the planning contractor took place. Chris Davis estimated that Bruce Parker, and/or his staff, came up about
half a dozen times. He met with the Planning Commission and City Council separately about three times.
Those were all publicly noticed meetings.

Larry Holmes, 1561 Hargis Hill Road, stated that things had changed in their family life. His mother had
passed away. Her will stated that her property, consisting of over 75 acres, had to be sold. The proposed
Future Land Use Map limited her property to five to six acre lots. A subdivision with much smaller lots had
been approved in the same area, although it had not been started yet. Mr. Holmes did not feel anyone
would purchase the property for what it appraised for unless it was zoned for half-acre lots. Mr. Holmes
didn't want to sell the property, but he couldn’t come up with the money necessary to buy it. The five-acre
lot size would leave his family in limbo.

Chairman Bodily stated that Larry Holmes and his family would have to submit a rezone petition when they
were ready to sell.
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Bryce Wheelwright stated that there was an approved development, and the developer had been working
with the City to make water available.

Commissioner Dubovik stated that the future land use designation was five acres agricultural. He asked if
Mr. Holmes was talking about half-acre residential. Mr. Holmes said he was. The property appraised as
subdivided land.

Commissioner Dubovik didn't want Mr. Holmes to feel all he had to do was submit a rezone application. In
the recent past, he had voiced that if the Future Land Use Map designated an area as agricultural, he did
not see a way to change it to residential. The Future Land Use Map had to be changed to designate an
area as residential before he would be willing to consider a rezone.

Larry Holmes wanted to make sure the Future Land Use Map could be adjusted.

Rew Wiley, 75 West 825 North, understood that the City wanted to keep agricultural land, but his friend
Larry Holmes could not afford to keep the land and continue to farm. What was the City proposing to do to
make sure agricultural land sold at agricultural prices? The Holmes' property appraised at $4.2 million. A
farmer could not afford that kind of money and keep farming. The agricultural land and orchards would not
remain unless the City came up with some way to subsidize the farmers. If the City couldn’t come up with
a solution, Willard would be a bedroom community.

Commissioner Harrop asked if the residents would be willing to pay more taxes to subsidize the farmers. It
would take a lot of money to do so.

Larry Holmes stated that he couldn't even afford to buy and farm the land for $25,000 an acre, which is the
value assessed by Box Elder County.

Justin Grimes, 740 North Main, stated that he had lived in Willard his entire life. He wanted to stay in Willard,
but he couldn't find property he could afford. He had just purchased two acres of farmland west of Brigham
City to build a home on for $65,000 an acre. There was only so much land between Willard Bay and the
mountains, and it was disappearing. Someone needed to talk to the County about its appraising system.
There wasn't any land being sold for $25,000 an acre.

Blake Crouch, 680 North Main, expressed appreciation for the service and efforts of the Planning
Commission. Land use was a tough topic. He had grown up running around the hills of Perry and Willard.
He had lived here his whole life. He loved the atmosphere. It was a wonderful place to grow up. He watched
sewer go into Perry. Perry was no longer a rural community. He saw the lovely community of Willard
disappearing. He was opposed to the growth and the change. The congestion would just get worse and
worse. He felt the traffic on Highway 89 had gotten worse over the past four years. How was the City going
to handle Highway 897 What was Willard going to become? He was opposed to the half-acre zoning being
proposed on the east side of the highway.

Pat Burns, Lync Construction, North Ogden, (See attached presentation) stated that the General Plan
survey said residents wanted single family lots with at least half-an-acre. Residents were worried about
lack of street connectivity for emergency services. Residents were not opposed to growth as long as it was
done responsibly. Residents wanted to preserve the small-town, Willard feel and open space. He owned
35 acres adjacent to the Larry Holmes' property. North of his property, Perry had approved townhomes,
and one-third and one-quarter acre lots. There weren't any half-acre lots. He realized that was in Perry, but
it was part of master planning a community. Willard City's proposed Future Land Use Map said this area
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should have three to five-acre lots across the street from townhomes. Willard City had already approved a
master planned community in the vicinity with townhomes and quarter acre and third acre Iots. Now the
City was saying it wanted to buffer that master planned community with three to five acre lots. It didn’t make
good planning sense to have three to five acre lots in the middle. He was proposing half acre lots on his
property; so was Mr. Holmes. He was seeking to rezone his property to R %2, which he felt would be a much
better fit for the surrounding area. He was not trying to cram in a lot of homes. Half-acre lots were not teeny,
tiny. He wasn'’t looking for high density. Half-acre lots were low density. He was also proposing to provide
six acres of open space that would connect to the trail on 200 West/Perry Street. It would maintain a rural
feel. There would be good road connectivity for emergency services. His proposal matched everything that
the residents asked for in the general plan survey. He felt his proposal made good planning sense. Three
to five acre lots in between townhome projects did not make good sense. Land owners had property rights
as well. He was asking that the Future Land Use Map be changed from agricultural three to five acres to
residential half acre. The proposed Future Land Use Map did not make good planning sense. As a land
owner, he didn't want the agricultural use. The Planning Commission had heard from another land owner
that didn’t want it either.

Rolin Hinrighsen, 3580 South 1200 West, Perry, stated that he has spoken to the Planning Commission
before. He lived next to the Lync Construction property. He purchased his property from a polygamist family
that was very much against development. They wanted to leave everything rural. He promised to keep it
that way. He felt he had been true to his word. He didn’t like development. He didn't like the traffic on the
highway. There wasn’t peace and quiet. He had caught people doing drugs by his property. He had become
the local Nazi guy. He tried to keep things on track, and he did call the police. Crime had gone up. It wasn’t
the innocent, quiet place he purchased. When people used the trail in front of his place, they threw garbage
over the fence. The police had told him they had caught someone doing 84 mph in front of his place. Traffic
didn't obey laws, which was dangerous. He had grandchildren. He didn't want them getting hurt.
Development would bring in a mixed bag of people. Some would be good; some would be bad. Perry had
already made changes to allow higher density. He felt that was a huge mistake. He hoped Willard didn't
make the same one. He was concerned that houses next to him would make his farm life miserable. Willard
did not need to roll over and let the bedroom community happen. Farmland was needed. It was needed for
the environment, for the green space, and for the quiet. it was all going away. He understood people had
financial issues, but there had to be other ways to find answers without changing the lives of people who
lived in the neighborhood. The neighbors he had talked to didn't want things to change. Development would
devalue his property. There were limited resources. It was getting crowded. There were cars everywhere
now. He didn’t know how they would get utilities. He asked about the road proposed across his property.
No one had spoken to him. Townhomes and high density didn’'t make sense. In any confrontation between
people and his farm, he would lose because he would be the lone holdout.

Mary Grimes, 740 North Main, felt Willard needed to look at other older cities experiencing growth,
particularly Ogden. Ogden was building high density in retail areas. When there was a lot of people, they
needed places to shop. Willard needed green area and places to see the sky and trees. Willard was
growing, and their children needed places to live. However, right now they couldn’t afford to live here. Even
one-bedroom apartments were out of sight. She saw the reason for townhouses in commercial areas close
to transit and close to the freeway. She felt there would be a need for more than one spot. She felt the time
had come to consider residential in retail areas in order to keep the open areas and green spaces.

Randy Lemon, South Willard, owned property on the Haul Road at 600 South next to Granite Ridge. He
thanked the Planning Commission. It was a thankless job. The Planning Commission did the best it could.
A lot of people came before the Planning Commission that worked really hard to provide the infrastructure
for Willard (the sewer system and upgrades to the water system). He was opposed to the Future Land Use
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Map. It didn’t make use of the infrastructure that was in place. If there was a minimum half-acre lot size
throughout Willard, there wasn’t a need for a sewer system. He was concerned that by limiting the density
to half an acre, the City would limit the amount of money generated by hook-up fees. The financial cost to
the City to keep and maintain the sewer system was substantial. If lot size was limited, there would be a
financial burden to the residents. The high density PUD's were a mistake, and everyone had learned
lessons. He felt that half-acre Iots were substantial and took a lot of work to finish and landscape. The half-
acre lots were being watered with culinary water because the City didn't have secondary water. If a lot of
developments were coming, and they were, there weren't too many generations left who would stay and
farm. Something needed to be done about half-acre lots and culinary water, and people paying hundreds
of dollars per month to water a half-acre. There needed to be an allowance for somewhere in the middle
between half-acre lots and PUD’s, such as quarter-acre or one-third lots with no super high density. That
made a lot of sense to him. It used the infrastructure correctly. It kept a maintainable lot. It provided for a
respectable city. It put the price point of the homes where they needed to be. He was opposed to a half-
acre minimum.

James Settlemire, 3630 South 1200 West, stated that the proposed subdivision would butt up against him
on two sides. He asked what the difference was between the zoning and the future land use. What did the
different colors mean, specifically the purple area in the northwest corner? Commissioner Dubovik said the
future land use meant future intent. The purple color designated an industrial area. If a property owner in
that area wanted to rezone from the current zone to industrial, it would be in accordance with the Future
Land Use Map. The rezone would most likely be approved.

Commissioner Harrop stated that the Future Land Use Map provided a guidance for the future.

Mr. Settlemire could not understand how the City could go from three to five acres to industrial.
Commissioner Dubovik stated that there was a corridor along |-15 that was away from the City center that
would be a good location for an industrial use. If there was going to be an industrial use in the City that
would be a logical place to put it.

The Planning Commission responded to further questions from Mr. Settlemire.

James Settiemire felt the Planning Commission’s job of trying to look into the future was tough. He had
purchased a two acre lot in an area that was zoned for three to five acre lots. That was what they wanted.
Smaller lots made sense closer to town. It seemed like developers were putting the cart before the horse.
They purchased property before they knew where utilities were coming from. That seemed backward. He
understood the Future Land Use Map was a guideline, but it needed to be a strong guideline. If the plan
was approved, it shouldn't be changed easily. Changes should be required to prove why it would benefit
the City. Would it elevate the surrounding property values? He was in favor of three to five acres to keep
the rural feel, especially outside of town. He wasn'’t against growth and development, but its cost needed
to be calculated.

Chad Braegger, 3790 South 1200 West, stated that he had purchased 13 acres to have some elbow room.
He had the backup offer on the property purchased by Lync Construction. He had planned three to five
acre lots with maybe eight homes instead of 50. Having a subdivision between the two farms would be
rough. He thought the Holmes would always be farmers, but he understood that circumstances changed.
He had paid a price to live where he lived and to have some elbow room.

Commissioner Harrop moved to close the public hearing at 7:45 p.m. Commissioner Baker
seconded the motion. All voted “aye.” The motion passed unanimously.
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5C. CONSIDEATION AND RECOMMENDATION TO THE CITY COUNCIL REGARDING A GENERAL
PLAN DRAFT WHICH WOULD AMEND CHAPTER 12-000 OF THE WILLARD CITY ZONING
ORDINANCE

Time Stamp 1:15:00 07/20/2023
Chairman Bodily asked if the Planning Commission had any comments.

Commissioner Bingham still wanted to look at and make a few changes to the Future Land Use Map. A lot
of the zoning had half-acre lots. In the main part of the community the Future Land Use Map had a minimum
lot size of one to three acres. He wanted open space.

Commissioner Harrop asked if one acre lots created open space.

Commissioner Bingham stated that he was looking at the east side of the highway where there was
environmentally sensitive areas. The Future Land Use Map was proposing half-acre lots in the area that
was probably the most difficult to build on. It was also where the orchards were. Willard wasn’t famous for
alfalfa; it was famous for its fruit. He hated to have blocks of one to three acres. He wished there was a
solution for the best way to mix it all up. If land had to be sold, the only person who could afford to buy it
was a developer. The whole point was to try to keep as much farmland, or rural area, as possible. He wasn't
sure half-acre lots in environmentally sensitive areas with three to five acres across the street was the
solution. He didn't feel the proposed Future Land Use Map was even close to the best solution. He didn't
even know where to go with it. The City had just annexed an area that was comparable in size to the
Holmes' property, and granted it an R % Zone. Mr. Holmes had lived in Willard his whole life. His family had
helped establish Willard. If anyone deserved to sell their property for what they wanted, it would be the
Holmes family. He also realized that the value of the land was the retirement plan for the farmers in Willard.
Development on the east side of the highway was a lot easier than the west side. He felt the lot sizes
needed to be dispersed better.

Ryan Thurgood, 426 North 200 West, stated that as a contractor he had watched a lot of cities go through
the same struggle. By requiring three to five acre lots, all the City was doing was kicking the problem down
the road to the next generation. Then there would be small five acre subdivisions.

Commissioner Baker had a questions about the agricultural area as well.

Commissioner Bingham stated that there needed to be an attempt to be fair to property owners. The City
couldn'’t try to tell everyone what they could do with their property. He wondered if the City was going too
far. Was the City kicking the can down the road? A large subdivision could program in open space, but a
small three to five acre subdivision could not be that flexible.

Commissioner Dubovik thought the MPC Zone would allow someone to propose an MPC on an agricultural
parcel. Colt Mund stated that the MPC Zone was a distinct zone. It would require a rezone. Requirements
in the MPC Ordinance tied back to the General Plan. Certain findings had to be made.

Commissioner Dubovik stated that the Planning Commission could not change what had happened in the
past. It did have a little bit of perceived control about what would happen in the future. For a developer it
didn’'t make sense to not have every square inch developed. To someone who wanted to have farmland it
didn’t make sense to develop and bring in thousands of people, the noise, the pollution, and the crime. The
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Planning Commission’s job was to balance the two. He thought the MPC Zone was a balancing tool. If
someone wanted to put in a creative development, not a monotonous, every-house-looks-the-same
subdivision, there might be a compelling reason for the Planning Commission to approve a 30-acre master
planned community.

Commissioner Bingham said the MPC Zone was tied directly to density in the Future Land Use Map. He
didn’t feel the very low densities on the Future Land Use Map would allow the MPC Zone to be utilized.

Commissioner Dubovik didn't feel that eliminating all agricultural future land use was in accordance with
what the community was looking for and valued. He agreed with Commission Bingham about the need to
preserve the orchards on the east side of Highway89. Did the Residential R ¥ on the Future Land Use Map
send a signal to the farmers and orchard owners that the City didn’t want them? Would the future land use
make it hard for them to receive subsidies for their land? Was the City sending a negative signal to the fruit
stands? It seemed that there might be some unintended negative consequences of blanket zoning the
whole east side to R %2. He felt it made sense to meet with the City Council to discuss changes to the
proposed Future Land Use Map. If some of the R /2 was moved to the west side of Highway 89 both sides
might win.

Mayor Mote suggested that the Planning Commission schedule a work session with the City Council.

Commissioner Harrop stated that the commercial on 750 North could be turned into high density. North of
750 North there was the three to five acre agricultural. South of 750 North there was one to three acres. He
felt there needed to be a cushion between the high density and the five acre area. He hated that the
Planning Commission got to dictate what land was worth. He hated being in that position. He heard that
people wanted to keep Willard rural, and he did too. However, land in the City would be burned up if
everything was zone for half-acre. He didn’t feel the Planning Commission would ever please everybody.

Chairman Bodily didn't feel there was a win.

Commissioner Harrop feit Old Town Willard should be made ground zero and phase out from there. He
personally was not a big proponent of half-acre zoning. It was a lot of ground, but it wasn't enough for
animals. A half-acre lot used a lot of water versus a quarter-acre or third-acre lot. Growth was coming.
There would be a need for more homes in the coming years. If 500 homes were needed, 250 acres would
be burned up with R %2 zoning versus 125 or 165 acres with quarter-acre or third-acre zoning. If the City
wanted open space, it needed to allow smaller lots. Then farms could be saved. At a later date, that would
probably be changed too. It was a never ending evolution.

Mary Grimes stated that over 30 years ago, she attended an Ogden City planning meeting where it was
stated that the gateway to Ogden would be 25t Street and Union Station. At that time, she thought, “No
way!” At that time 25! Street was a slum. Today it was the gateway to Ogden. It was where people came.
She asked where the gateway to Willard was. Was it the freeway entrance? Was it Highway 89? That was
how the future should be planned. Where would the entrance to Willard be 30 years down the road? It
would not happen overnight.

There was further discussion,
Commissioner Baker stated that she had been attending the Box Elder County Commission meetings. The

County Commission was approving six to seven developments a month. That was over 60 developments
in a year. Growth was happening all over Box Elder County.
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Commissioner Dubovik felt Willard could learn from what other people did, but it didn’t have to do what
other people did.

Commissioner Dubovik felt the Planning Commission needed to have a work session with the City Council.
Other Planning Commission members agreed.

Commissioner Baker thanked the public for attending and voicing their opinions.

Commissioner Bingham moved to table consideration of the General Plan DRAFT and to schedule
a work session with the City Council. Commissioner Dubovik seconded the motion. All voted “aye.”
The motion passed unanimously.

The Planning Commission decided to hold a work session on August 3™ and to invite the City Council.

6. CONSIDERATION AND APPROVAL OF JULY 6, 2023, REGULAR PLANNING COMMISSION
MINUTES

Commissioner Baker moved to approve the July 6, 2023, minutes as corrected. Commissioner
Dubovik seconded the motion. All voted “aye.” The motion passed unanimously.

7. COMMISSIONER/STAFF COMMENTS
Time Stamp: 1:42:34 07/20/2023

Bryce Wheelwright

Bryce Wheelwright welcome Brian Gilbert to the Planning Commission. He would be serving as an
alternate.

He provided an update on the Fizz project.
Chris Davis

Chris Davis stated that Section 101 in Chapter 12 of the Zoning Ordinance discussed the makeup of the
Planning Commission and voting rights of its members. Because the Zoning Ordinance was a land use
ordinance, the Planning Commission would have to hold a public hearing and make a recommendation to
the City Council before the ordinance could be amended. He asked the Planning Commission to make a
motion to hold a public hearing at the next Planning Commission meeting on August 3. By that time, the
City Attorney would have an amended ordinance to allow the alternate members to vote while they were
filling in.

Commissioner Baker moved to schedule a public on August 3™ to receive public input regarding a
proposed amendment to Chapter 12-101 to allow for alternate Planning Commission members and
to grant alternate members voting rights. Commissioner Harrop seconded the motion. All voted
“aye.” The motion passed unanimously.
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Colt Mund

Colt Mund stated that the Mayor and City Council had directed the staff to prepare a Dark Sky Ordinance.
He had prepared a draft. He asked that it be placed on the next agenda for discussion and review.

Colt Mund stated that he had been directed to have a conversation with the Box Elder County Attorney
regarding the County’s new policy regarding annexations. Box Eilder County was now requiring anybody in
the unincorporated county to submit an annexation petition to the closest incorporated community before a
land use application could be considered. The County Attorney had confirmed that Box Elder County did
have an ordinance that required anyone that was located in a municipality’s Annexation Policy Declaration
to apply for annexation. If a developer in South Willard wanted to pursue a development, he would first
have to seek annexation into Willard City. There would probably be annexation petitions coming because
Box Elder County was strongly encouraging cities to annex the properties within their Annexation Policy
Declarations. The County didn’t want to manage urban development. Although the Planning Commission
did not have a formal role in annexations, he wanted the Planning to be aware of what was coming.

Chris Davis said the County felt urban development should happen within cities. The same thing was
happening in Davis and Weber Counties. Residents of urban developments in unincorporated county ended
up being subsidized by all county landowners because they were receiving emergency and maintenance
services that were normally provided by cities. In Davis and Weber Counties, residents of developed areas
were being assessed a special tax for municipal services.

Commissioner Bingham

Commissioner Bingham stated that his neighbor's dog just killed his daughter’s cat. He asked that the next
newsletter include a plea for people to control their dogs.

Commissioner Dubovik

Commissioner Dubovik asked that the public be careful and respectful about using the Canal Road. It was
a privilege. He asked that the community police the use of the Canal Road. It was a dead zone. The County
didn’t own it; the City didn’'t own it. The road was owned by Pineview. He didn't’ want someone to get hurt.

Commissioner Gilbert

Did not have any comments.

Commissioner Baker

Did not have any comments.

Commissioner Harrop

Did not have any comments.
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8. ADJOURN

Commissioner Bingham moved to adjourn at approximately 8:22 p.m. Commissioner Harrop
seconded the motion. All voted in favor. The motion passed unanimously.

Minutes were read individually and approved on: 8’ ’5{/073

AW ewutlerapo
Planning Commission, Chgirfnan Planning Commission Sefretary
Sid Bodily

Michelle Drago

dc:PC 07-20-2023
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