Notice is hereby given that the

WILLARD CITY PLANNING COMMISSION
Will meet in a regular session on
Thursday, September 21, 2023 - 6:30 p.m.
Willard City Hall, 80 West 50 South
Willard, Utah, 84340

AGENDA
The meeting will be hold in accordance with current COVID-19 guidelines.

(Agenda items may or may not be discussed in the order they are listed and may be tabled or continued as
appropriate.) Public comment may or may not be taken

1. Prayer
2. Pledge of Allegiance
3. General Public Comment (Input for items not on the agenda. Individuals have three minutes for open
comments)
4. Report from City Council
5. Discussion/Action ltems
a. Public hearing to receive public input regarding a petition from Neldon Kapp to rezone
approximately 9.15 acres located at approximately 620 North 200 West from A-5 to R ¥ (Parcel
02-046-0005)
b. Consideration and recommendation to the City Council regarding a petition from Neldon Kapp to
rezone approximately 9.15 acres located at approximately 620 North 200 West from A-5to R 12
(Parcel 02-046-0005)
C. Consideration and recommendation to the City Council regarding the General Plan DRAFT which
would amend Chapter 12-000 of the Willard City Zoning Ordinance
d. Review of a conditional use permit issued to Josh Braegger for a basement apartment located at
53 North 100 West (Parcel 02-047-0074) on June 19, 2020 (continued from September 7, 2023)
6. Consideration and approval of the September 7, 2023, regular Planning Commission minutes
7. Commissioner/Staff Comments
8. Adjourn

I, the undersigned duly appointed and acting Deputy City Recorder for Willard City Corporation, hereby certify that a
copy of the foregoing notice and agenda was posted at the Willard City Hall, on the State of Utah Public Meeting Notice
website https://www.utah.gov/ipmn/index.html, on the Willard City website www.willardcity.com, and sent to the Box
Elder News Journal this 15" day of September, 2023.

/sy Michelle Drago

Deputy City Recorder

NOTICE OF SPECIAL ACCOMMODDTION DURING PUBLIC MEETINGS - In compliance with the American with Disabilities Act,
individuals needing special accommodations (including auxiliary communicative aids and services) during this meeting should
notify the City Office at 80 West 50 South, Willard, Utah 84340, phone number (435) 734-9881, at least three working days prior
to the meeting.
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WILLARD CITY PLANNING COMMISSION
RE-ZONE APPLICATION

Application Date Asseusor Parcel Number *
Od ~O4p - o0y~
Applicant ' Parcel Legal Description®

Mailing Address
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Phone Number
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Present Zone Proposed Zone
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Cell Phone
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This completed application, must be submitted at least 15 days"pridr'to the April 5r_' .
October Planning Commission meeting and be accompanied by:

1) Proof of ownership.*

2) Non-refundable application fee of $125.00.

- 3) Written petition designating the change desired and the reason for such change,

bearing the signature(s) of the fee title owner(s) of the parcel or designated
agent . (Seereverse of this form for required Applicant’'s Affidavit.)

4) List of all property owners within 1/4 mile of the parcel.*

5)Map (Assessor's Plat* or suitable drawing) of the proposed re-zone area, annotated
to show the location and boundaries of the parcel to be re-zoned.
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APPLICANT'S AFFIDAVIT

STATE OF UTAH )
) SS
COUNTY OF BOX ELDER) )

|, (we) y (258 bemf (fuly swom, depose and say that |, (we) am (are) the owner(s)*,
or authorized agent(s) of the lowner, of property located at_(J32 W Qo)

in Willard City, which propenrty is involved in the attached application and that the statements and answers therein
contained and the information provided in the attached plans and other exhibits present thoroughly, to the best of
my (our) ability, the argumnent in behalf of the application herewith requested and that the st nts and information

above referred ta are in all re v ; efand correct to the bgst of my (o lief.
SIGNED_ /derif=trde= i\ €= 2= 2P %
7 " X7

AGENT

Subscribed and swom before me this J§ h day of ﬂu 3\1 )W 25&0&3

SR MICHELLE DRAGO .
NOTARY PUBLIC ® STATE of UTAH \_]i '{!l A [ j ﬁf‘b’iﬁ{m

COMMISSION NO. 716078 :
COMM. EXP. 02-02-2025 Notary Public

Residing in_~ {4, (AXah
- My commission expires: d /{51 !:ﬁ

* May be owner of record, coniract owner, part to valid eamest money agreement, option holder or have other legal contrei of property.

AGENT AUTHORIZATION

I, (we) , the owner(s) of real property described above, hereby

appoint , a5 my {(our) agent(s) to represent

me (us) with regard to this application affecting the above described real property, and do authorize them to appear
on my (our) behalf before any Willard City Boards considering this application.

SIGNED
Property Owner(s)
Subscribed and swam before me this day of 200_
Notary Public
Residing in

My commission expires:

C:plancomm\Forms\applicant affidavit.wpd Form PC-2 Rev. 9/19/02



-
e — e
e S—

OINOS Y piA]
.

L%
N 519}

|
W
|
|

—

S NN N0e ez S INUSSIINIMIOSIWNO



Willard City
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WILLARD CITY

Current Zoning - September 2021
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A PRELIMMINARY PLAT FOR:
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80 West 50 South
Box 593

Willard, Utah 84340
(435)734-9881

NOTICE

Notice is hereby given that the Willard City Planning Commission of Willard City Corporation will hold a
public hearing at the Willard City Hall, 80 West 50 South, on Thursday, September 21, 2023, at 6:30 p.m.

The public hearing will be held to take public comment on a request from Neldon Kapp to rezone property
located at approximately 9.15 acres located at approximately 620 North 200 West (Parcel No.02-046-
0005) from A5 to R1/2.

Written comments will be accepted at the Willard City Offices until September 21, 2023. If you have any
questions, please contact Bryce Wheelwright at 435-734-9881.

A copy of the proposal is available for review on the State of Utah Public Meeting Notice Website at the
Willard City Hall, 80 West 50 South, Willard, Utah 84340 during regular business hours Monday -
Thursday 8:00 a.m. to 5:00 p.m. and Fridays 8:00 a.m. to 12:00 p.m.

I, the undersigned duly appointed and acting Deputy City Recorder for Willard City Corporation, hereby
certify that a copy of the foregoing notice was posted at the City Hall and on the State of Utah Public
Meeting Notice Website this 8" day of September, 2023.

”W/www%hak

" Michelle Drago
Willard City Deputy Recorder

In compliance with the Americans with Disabilities Act, individuals needing special accommodations
(including auxiliary communicative aids and services) during this meeting should notify the City Officer at
80 West 50 South, Willard, Utah 84340, phone number 435-734-9881, at least working days prior to the
meeting.
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Figure 14: Buildable lots overlooking Interstate 15 and Willard Bay

Future Land Use

The following map details the guide for future land use occurring in Willard City.
These uses are reflective of both current uses and the pressures that the City faces
as the Wasatch front continues to grow and change. Each of the land uses shown on
the map are described in detail. This map was created with strong community input
and through several drafts in cooperation with the City Council and Planning
Commission, respectively. The map is based on the Land Use related goals that
were listed at the beginning of the Land Use chapter. These are:

* Land ownership and recognition and respect for private property rights.

¢ Existing land uses and the community’s needs for housing, nonresidential land uses,
including commercial and industrial activities, parks and open space, governmental facilities
and services, and other land uses.

* Existing zoning patterns and consistencies between regulations and the community’s
vision,

* Regional development plans and pressures, and changing land use preferences; and The

¢ realities of direct and indirect connections between land uses and transportation need
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Figure 15: Willard Future Land Use Map (2023)
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Residential:

The Future Land Use Map provides two (2) residential districts, Residential (I-3-acre lot) and
Residential (0.5- 1 acre lot). For each residential district, the lots sizes identified are minimum required
standards.

The purposes of the two (2) residential districts are similar, to recognize existing development patterns
and provide residential settings that are safe, attractive, convenient, and in desirable locations for long-
term residential enjoyment, uses and associated activities. As these areas continue to develop, they
must pravide access to required transportation and circulation systems, including active transportation
facilities, including trails, and biking routes.

Residential 1-3-acre lot — Recommended Use/Density — Residential (and associated activities) / One Dwelling Unit
per 1-3 acres, and larger for owners seeking property assessment under the Utah Farmland Assessment Act or
Greenbelt Act.

Residential 0.5-acre lot — Recommended Use/Density — Residential (and associated activities) / One Dwelling Unit
per 0.5 acres — 1 acre, and larger for owners seeking property assessment under the Utah Farmland Assessment
Act or Greenbelt Act.

Agriculture;

"Willard City has a rich rural, agricultural history. The citizens have worked to maintain the
rural and small-town qualities of the City" (Annexation Policy Plan). Residents desire to
continue to recognize that heritage of areas where rural pursuits, agricultural activities, and
the grazing of animals are allowed and protected.

Maintaining the small-town and rural ambiance will not be easy as the City faces constant
growth pressures from the north and south. City officials and residents must remain
committed to protecting the small-town qualities of their City and protecting the City's
agricultural heritage. This Plan provides various policy statements to guide future land use
and community decisions applicable to the City's Agricultural Heritage Areas.

The Agriculture District (Future Land Use Map) provides areas of the City determined
appropriate to provide opportunities for low density residential development patterns
(minimum lot size 3 — 5 acres) and the protection of viable agricultural soils. The Agriculture
area promotes agriculture, as determined by the landowner, based on the area used for viable
agriculture, the opportunity to qualify such areas under farmland, or green belt, property
taxation assessments. Agriculture provides protection for existing agricultural and rural
activities and uses, including alfalfa and other cropping, orchards, and associated fruit and
produce stands, vegetable gardens, and the keeping of animals.

Recommended Use/Density — Residential (and associated activities) / One Dwelling Unit per 3 to 5 acres, and larger
for owners seeking property assessment under the Utah Farmland Assessment Act or Greenbelt Act.

Commercial;

Two (2) “Commercial” districts are provided. “Commercial General” provides opportunity
for the establishment of various nonresidential uses. These uses may include professional
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and government offices, light industrial, and various other nonresidential activities that are
determined compatible with their adjacent Agriculture and Residential Use categories. The
“Commercial Retail” district is provided for the exclusive use of retail sales of commercial goods
and services. Both the Commercial General and Commercial Retail districts required that
any uses proposed to be located on Highway 89 and 750 North Street must demonstrate
and include necessary vehicular and pedestrian safety strategies in all site development
plans.

Recommended Use/Intensity — Commercial uses, complying with the intensity standards of the City’s
ordinances, as adopted.

Old Town District:

The area bounded by 200 North, 200 South, 200 East, and 200 West Streets is recognized
as the City's historic core. Presently, this area includes a mix of uses, including residential,
commercial, and civic activities, including the elementary school and City Hall. This area
contains historic buildings and features, including excellent examples of the City's rock-built
homes and the City's original "grid pattern" of streets and lots.

Willard's Old Town District is centrally located. All efforts must be made to protect the
continued integrity and amenity of this area. Designated on the National Register of Historic
Places, the City shall work closely with various historic preservation agencies, including the
Utah Division of State History, to protect, preserve, and enhance this area. The Old Town
District must continue to be fully recognized and acknowledged in the City's history and as
a centrally located civic gathering place.

Recommended Use/Density — Residential (and associated activities) / One Residential Dwelling Unit
per 15,000 square feet.

Transit Oriented Development:

The Utah Transit Authority (UTA) has determined the location at the Interstate 15 (I- 15) and
750 North Street as a location for UTA’s FrontRunner station. The UTA desires to work with
Willard City to promote this area as a desired location for a transit- oriented neighborhood.

The provision of higher density residential uses associated with various compatible
nonresidential activities is reminiscent of the nation's historical development patterns with
residential dwellings with convenient access to required supporting services. This pattern
encourages efficiencies in providing necessary utilities and services, supporting pedestrian
and biking convenience, and avoiding inefficiencies in the use of land, water, and other
services.

The City provides a Transit-Oriented Development Zone (TOD). This zone is intended to
provide a variety of uses in proximity to various public transit services, including the UTA's
Willard City Front Runner Station. A variety of residential uses and dwelling unit types can be
offered, including providing moderate-income and affordable housing opportunities.
Residential use areas will integrate commercial uses, including compatible local and regional
shopping and professional offices.

Recommended Use/Intensity — A variety of compatible residential and nonresidential
uses. Density and intensity of use is not predetermined but shall be established during
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the project and site plan approval processes, complying with the intensity standards of
the City’s ordinances, as adopted.

Planned Unit Development — Master Planned Zoning:

The Future Land Use Map, 2022, provides three (3) areas for Master Planned

Development opportunities. With the required General Plan amendment other areas of the City
may also be appropriate for flexibly designed projects. For Willard City the Master Planned Zone
can foster innovative subdivision and development designs by providing opportunities for a
variety of residential densities and housing unit types. The Master Planned Zone allows
development flexibility. In exchange, development must provide beneficial amenities for the
development itself, the neighborhood, and for the City. Such amenities may include the
protection of sensitive areas, parks and open spaces, infrastructure enhancements, design,
and other benefits determined advantageous by City officials.

Recommended Use/Density — A variety of residential uses and housing types are allowed.
Density shall be determined in conjunction with the project, neighborhood, and City
benefits voluntarily being provided, complying with the intensity standards of the City’s
ordinances, as adopted.

Environmentally Sensitive Areas:

Lands designated as Environmentally Sensitive are so designated because of a naturally
occurring landscape feature. These include the waters of Willard Bay, areas of steep slopes,
high groundwater, and lands subject to seasonal or intermittent flooding. The waters of
Willard Bay are managed by the authorities of the State of Utah. Included are the areas
managed by Utah State Parks immediately adjacent to Willard Bay and including the
Willard Bay State Park and its associated recreational and camping areas. An area of steep
slopes exists on the eastern most boundary of the City. If any private parcels exist in these
steep slope areas, and access is safely available, the allowed residential density is one (1)
dwelling unit per 40 acres. If any area is identified as suitable for any residential use several
goals must be achieved, the most important being to protect the personal safety and
property of all persons residing in any environmentally sensitive area. As secondary goals,
activities occurring on any environmentally sensitive area shall; (a) reduce requirements for
public utility and service expenditures, (b) avoid placing residents in harm's way, and

(c) minimize damage to natural slopes, watershed areas, groundwater, and associated
wildlife habitats, soil erosion, and avoidance of degradation uses and activities.

Recommended Use/Density — Recreation and in areas that are privately owned —
Residential (and associated activities) / One Residential Dwelling Unit per 40 acres if
access and a safe building location can be determined. All publicly owned areas shall be
preserved in their existing state.

Industrial:

One (1) “Industrial” area is provided, located in the north-western portion of the City. It is
envisioned that this area will provide opportunities to establish light manufacturing activities
and provide associated light industrial, manufacturing, and warehousing services
employment. This area provides immediate access to the interstate freeway system via
the 750 North-Interstate-15 (I-15) interchange.



Recommended Use/Intensity — Light Industrial complying with the intensity standards
of the City’s ordinances, as adopted.
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80 Wast 50 South ‘4
Box 593 Ed: k

Wiliard, Utah 84340
(435)734-9881

CONDITIONAL USE PERMIT
Date Issued: June 19, 2020

Applicant's Name: Josh Braegger
53 North 100 West
Willard UT 84340

Parcel # 02-047-0074

A conditional Use Permit is issued for multi-unit housing, (basement apartment), with the following
conditions.

1. The property is to remain the primary residence of the owner

2. If a second gas meter or electrical meter is installed, then sewer and water impact fees will be
required.

3. No on street parking for rental unit.

N\\ (W 7-2-2e

Applicant Sigr(-—;)ure 0 \ ‘ Date

N

7—2-22

City Representative — City Planner Date




WILEARD CITY CORPORATION PC061820

Planning Commission Meeting .

June 18, 2020
Chairperson Pro-Tem Bingham asked Mr. Lemon to explain what is behind the Lemon house. Randy
stated there is a paved lane running along the north side, the front lot is the Helen Jane Lemon
house, with a lane running to the original house, to the west is an existing barn, labor house and
mobile home. The original house was built in 1948 and the newer house in 1962. They are not
wanting to do anything with the existing structures on the property but thought they would
eventually be gone.
Commissioner Harrop asked why they were separating the lot. Mr. Lemon stated their intent is to
sell the house.  Mr. Lemon stated he has lived here his entire life and there have never been any
issues at the house.
Commissioner Hart asked City Planner Wheelwright prior to the flag lot ordinance would this
proposal be ok.  City Planner Wheelwright stated yes.
Commissioner Harrop asked about grandfathering. Willard City Attorney Mund stated with the
initial grandfathering it prevents the city from applying current ordinances retroactively. Moving
forward with the lot line adjustment the grandfather status no longer exists. It would be up to
this body to see if they violated our ordinances which he stated it does. He also stated the Planning
Commission cannot deviate from what the ordinance state. The Planning Commission can deny the
Lemons their request and they would then be able to appeal to the City Council for a variance.
Commissioner Dubovik asked what the purpose of the Flag Lot Ordinance was. City Planner
Wheelwright state on west Center Street there was a few flag lots that were created and public
safety personnel have expressed concerns about being able to access those properties and the City
decided to do away with flag lots.
Commissioner Baker reported there was an application for a flag lot a few months previously and
the Planning Commission denied them their request.
Commissioner Hart asked if they had the option of going south around the second house. Mr.
Lemon stated they did not want to go that direction. He also asked if the Planning Commission
could approve the variance. Attorney Mund stated no. Chairperson Pro-Tem Bingham felt the only
option was to deny and ask for a variance with the City Council.

A motion was made by Commissioner Hart the deny the proposed Lot Line Adjustment
submitted by Kenneth Lemon/HJ Lemon Family Trust for the property located at 254 South
200 West — Parcel #02-051-0237. The motion was seconded by Commissioner Harrop. The
motion carried with a unanimous vote.

c. Conditional Use Permit for Josh Braegger for Multi-Unit Housing to allow an apartment
in basement at 53 North 100 West - Parcel #02-047-0074

City Planner Wheelwright reported Josh Braegger is requesting a Conditional Use Permit to allow
him to rent out his basement. The Planning Commission will need to address what conditions
need to be applied. Josh Braegger stated there is plenty of parking in the back and there would
be no parking out front.

Commissioner Baker asked if there would be separate utilities. Mr. Braegger stated no.
Commissioner Hart asked if there was a requirement for rentals to have separate utilities. City
Planner Wheelwright stated it would be up to the homeowner if they wanted to have separate
utilities.

Commissioner Harrop asked if there are any other emergency vehicle issues other than on street
parking. City Planner Wheewright stated no.

Commissioner Hart felt the only condition would be no on street parking.

Chairperson Pro- Tem Bingham stated the only condition he would have would be the owner
should be one of the primary occupant. He asked for a motion.

A motion was made by Commisisoner Harrop to approve the Conditional Use Permit for



WILLARD CITY CORPORATION PC061820

Planning Commission Meeting

June 18, 2020
Josh Braegger for the property located at 53 North 100 West with the following conditions.
1) No on street parking allowed
2) Owner of property must be the primary occupant.
The motion was seconded by Commissioner Baker. The motion carried with a unanimous
vote.

d. Discussion on proposed design to meet the Planned Development requirements for
possible Annexation of the Old Farms Subdivision submitted by Willard Land LLC located at
7090 South Main for Parcels 01-040-0227, 02-055-0024, 02-055-0112 and 02-053-0051

City Manager Chris Davis gave an overview of proposal. He has had meeting with Brent Bailey and
Lew Swain on a petition for Annexation and they are working through some issues. One issue is
where they will be putting the sewer line the right of way is owned by UDOT. UDOT wants to sell
the right of way to UTA and are working on an agreement with UTA and UDOT. They are also
working on a retainment agreement with the 3 developers looking at annexing. The property is
located in southern Box Elder County. The subdivision being discussed tonight meets the
requirements of a Planned Unit Development as far as density and will meet the requirements for
green space. This meeting will only be a discussion and no action will be taken tonight. If they can
work out the pre-annexation agreement and the sewer agreement would they be able to move
forward with the development. The sewer is a 1.8 million dollar project that will be paid for by the
3 developers and will not affect Willard City. The line will go to the south almost to the county
line. He and Attorney Mund have spent a large amount of time reviewing the Development
Agreement and will not be discussed tonight. They are only looking for feedback. The State
Legislature has passed a statute with in the last year to allow the annexation of property that is
not contiguous to the city. This proposal is 134 acres and will consist of 264 homes. They will
bring with them water rights and will need to address how to get water to them and is currently
working with their engineer.

Lew Swain and Brent Bailey are present at the meeting to discuss the proposal and answer
questions.

Lew Swain ~ stated there are a variation of lot sizes ranging from 1/3 to ¥z acre. The open space
will be a well maintained 3.84 acre soccer field/city park with trees around the perimeter. The
CCR's will address the height, setbacks and the type of materials used. The houses will not be
built by EK Bailey but by the homeowners. The price range will be $450,000-$550,000. There will
be multiple points of access into the development. They will connect the roads to the subdivision
to the south and will put in stub roads to the north.

They have submitted documents to the City Attorney and City Manager. They will bring water
rights with them for culinary and will be putting in secondary water from Pineview for outside
watering. An 18" sewer line running north and south at the far west portion of property that will
continue 20,000 ft. from 8300 South to the existing lift station. They will instal! the lines and
preform upgrades to the lift station to accommodate the 3 proposed developments. This will
allow the sewer treatment plant to have significant increase in sewer connections.

They have submitted the pre-annexation development agreement to the City Attorney and City
Manager outlining the conditions they will be bound to and the different phases and the nature
of the development. He showed the phasing plan for the development and stated they are
looking at 25-30 homes per year with 10 total phases in the development. Incorporation of trails
on the west side and they have an agreement with UTA to sell them 66' for an extension of the

4



WILLARD CITY PLANNING COMMISSION

APPLICATION FOR PLANNING COMMISSION HEARING
Application Date: 5]3 8/ ;; Assessor's Parcel Number

Applicant: X
. Q 02-0yq-001Y
J oSN CoEGGe ] Parcel Legal Description
Mailing Address o

PO Box 374
Willared  WT 24340

| hereby request a hearing before the
Willard City Planning Commission in

Project Address behalf of my application for:
55 N 0o W JZ] Conditiéndﬂse»ﬂmitwﬁﬁ,ﬁﬁq :
A o ey (O SRR

] | s o moneomico \\GOVR ./ |
Lot Lin mmmwfnﬁzﬁgﬁgg =’

Frpe——— 1 [ 8 i

Phone Number

Cell Phone (gm CI(‘[O 163 ) O Other Fee variable, $25 Min.

NOTE: Fees will be charged on each application and are non-refundable. Additional
applications on the same project will be considered as new applications and be
charged accordingly. All applications, with required data and fees, must be filed in the
Willard City Office at least two weeks prior to the scheduled hearing date.

Project description: (Attach additional sheets, as required.)
Complete Applicant Affidavit on back of this page.
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APPLICANT'S AFFIDAVIT

STATE OF UTAH
)ss
COUNTY OF BOX ELDER) )

, (we) 5- 3 , being duly swom, depose and say that |, {we) am (are) the owner(s)*,
or authorized agent(s) of the mer. of property located at S IU [0 UZ - )

in Willard City, which property is involved in the attached application and that the statements and answers therein
contained and the information provided in the attached plans and other exhibits present thoroughly, to the best of
my (our) ability, the argument in behalf of the application herewith requested and that the statements and information
above referred to are in all resp true and’wrrect to the best of my (our) knowledge and belief.

SIGNED P

Propert ner(s) V B
AGENT ;Qaw i .

Subscribed and sworn before me this { day of 11/1‘7_4__201 zo

) e

COMINEBI0N 6:0. 703450 Notary Public

Residing in P ighar Cliy
My commission expireé:___ /) /247 20 ]

* May be owner of record, contract owner, part to valid eamest money agreement, aption hotder or have other legal controf of property.

AGENT AUTHORIZATION ,

{, (we) , the owner(s) of real property described above, hereby

appaint . as my (our) agent(s) to represent

me (us) with regard to this appiication affecting the above described real property, and do autharize them to appear

on my (our) behalf before any Willard Clty Boards considering this application.

SIGNED

Property Owner(s)

Subscribed and sworn before me this day of 20
Natary Public L
L
Residingin__ A

My commission expires:__ L
Cplancomm\Forms\applicant affidavitwpd Form PC-2 Rev. 9119102
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WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, September 7, 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
Chad Braegger, Alternate Michelle Drago, Deputy City Recorder

Brian Gilbert, Alternate
Blake Harrop

Excused: Alex Dubovik and Zack Hulsey

Others in attendance: Mayor Travis Mote; Councilman John Seamons; Councilman Kunzler; Councilman
Mike Braegger; Councilman Rod Mund; Doug Thompson; Rew Wiley; Ken Ormond; Ruth Ormond; Nate
Stobbe; Chris Marx; Colton Kapp; Nelson Kapp; Leland Steve Davies; Rod Braegger; Debbie Braegger;
Brett Hubbard; Julie Simmons; and Pat Burns, Lync Construction.

The meeting was called to order at 6:30 p.m.

1. PRAYER: Sid Bodily
2. PLEDGE OF ALLEGIANCE: Diana Baker
3. GENERAL PUBLIC COMMENTS

There were no comments.
4, CITY COUNCIL REPORT
Time Stamp: 02:27 09/07/2023

Councilman Seamons reported on the August 24" City Council meeting:
The City Council approved a new contract with the Mann, Hadfield, and Thorne, the City's legal
counsel.
The Council then considered a petition for annexation from Make Bastian for property located on
the south side of South Willard.
The City Council considered and approved the Dark Sky Ordinance.
The Council also approved the amendment to the Zoning Ordinance to allow alternate Planning
Commission members and to give them voting rights.
The City Council scheduled a joint work session with the Planning Commission on Thursday,
August 318, to discuss Willard’s annexation policy.
The City Council received an update regarding repairs to the HOP Trail by Rocky Mountain Power.
The Council also discussed building a pickleball court at Central Park.

Page 1 0of 9
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WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, September 7, 2023 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

5A. PUBLIC HEARING TO RECEIVE PUBLIC INPUT REGARDING A PROPOSAL FROM CHRIS
MARX TO AMEND THE 2017 FUTURE LAND USE MAP OF THE WILLARD CITY GENERAL
PLAN (CHAPTER 12-000) BY CHANGING THE FUTURE LAND USE DESIGNATION FOR
APPROXIMATELY 10.84 AACRES LOCATED AT APPROXIMATELY 297 EST 380 NORTH
FROM A-3 TOR 1/2

Time Stamp: 8:20 09/07/2023

Commissioner Bingham moved to open the public hearing at 6:38 p.m. Commissioner Gilbert
seconded the motion. All voted “aye.” The motion passed unanimously.

Chairman Bodily read the Planning Commission’s Rules of Order statement.

Bryce Wheelwright, City Planner, stated that the Planning Commission had discussed this issue several
times. Chris Marx lived at the west end of 380 North at approximately 300 West where he owned about 11
acres. Mr. Marx wanted to extend 380 North to the west and create about nine half-acre lots and one five-
acre lot. At this time, part of the acreage was designated R 'z by the Future Land Use Map; some of the
acreage was designated A-3. Chris Marx was asking that the 2017 Future Land Use Map be amended to
change the future designation of all the half-acre lots to R . Mr. Marx wanted to keep the rural feel of
Willard. The subdivision he was proposing would continue the existing improvements on 380 North, which
did not include curb, gutter, and sidewalk. Storm water would be collected by swales on either side of the
road. Mr. Marx wanted to keep a five-acre parcel at the end of 380 North for himself.

Mr. Wheelwright said the existing Future Land Use Map had been in existence since 2017. A General Plan
was designed to be a living document. It was not set in stone. It was meant to be changed when it was
necessary and advantageous to the City. The General Plan was meant to provide a general idea for the
City's future. It was a guideline, but sometimes it needed to be amended.

Chris Marx, 297 West 380 North, stated that although he owned 10.84 acres, he didn't feel the future land
use designation needed to be changed on all of it. He planned to keep a five acre lot on the west side. All
that really needed to be changed was the half-acre lots that were currently designated A-3..

Chairman Bodily opened the floor for public comments. There were none.

Commissioner Bingham moved to close the public hearing at 6:44 p.m. Commissioner Harrop
seconded the motion. All voted “aye.” The motion passed unanimously.

5B. CONSIDERATION AND RECOMMENDATION TO THE CITY COUNCIL REGARDING A
PROPOSAL FROM CHRIS MARX TO AMEND THE 2017 FUTURE LAND USE MAP OF THE
WILLARD CITY GENERAL PLAN (CHAPTER 12-000) BY CHANGING THE FUTURE LAND USE
DESIGNATION FOR APPROXIMATELY 10.84 ACRES LOCATED AT APPROXIMATELY 297
WEST 380 NORTH FROM A-3 TOR 1/2

Time Stamp 15:12 09/07/2023

Commissioner Bingham stated that he didn’'t have a problem changing the future land use designation to
R %2. The subdivision proposed by Chris Marx looked like what the Planning Commission hoped to promote.

Page 2 of 9
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WILLARD CITY

Planning Commission Meeting - Regular Meeting
Thursday, September 7, 2023 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

The part that was designated A-3 contained a five acre lot and three half-acre lots. The overall density
would be A-3.

Commissioner Gilbert liked it and its rural feel.

Commissioner Harrop asked how much acreage would be left below 500 West. Chris Marx stated that he
had shown the location of a future 500 West at the City's request. Its location was subject to change based
on the location of the sewer line so he didn’t know the exact acreage.

Commissioner Braegger said the sewer line ran north and south from 750 North to Center Street. He felt
the sewer line needed to be located in 500 West or the UTA easement.

Commissioner Baker asked how UTA’s development would affect the five-acre lot. Chris Marx stated that
he had planned extra acreage on the west side so he would still have five acres after UTA’'s easement
purchase. He wanted that five acres to remain in the green belt. Commissioner Braegger said the sewer
was 20 to 25 feet from the west property line. Mr. Marx said UTA was trying to purchase 27 feet from the
west property line.

Chairman Bodily did not have a problem with the proposed amendment. It fit the area. The Planning
Commission needed to keep in mind that any change would be permanent.

Commissioner Bingham suggested that 400 North be stubbed to the north as well. Commissioner Braegger
felt it would dead-end into Lynn Beard's property.

Commissioner Braegger asked about 400 West. Chris Marx stated that the City Engineer had asked him
to include a stub for 400 West to extend to the south. Bryce Wheelwright stated that 400 West was shown
on the master road plan. Commissioner Braegger suggested that the stub be moved further to the west so
that it didn’t run into a structure on the adjoining property.

Bryce Wheelwright reminded the Planning Commission that they were considering an amendment to the
Future Land Use Map, not the subdivision design.

Commissioner Bingham moved to recommend that the City Council approve a proposal from Chris
Marx to amend the 2017 Future Land Use Map of the Willard City General Plan (Chapter 12-000) by
changing the future land use designation for approximately 10.84 acres located at approximately
297 West 380 North from A-3 to R %.. Commissioner Braegger seconded the motion. All voted “aye,”
except Commissioner Baker who voted “nay.” The motion carried.

5C. CONSIDERATION AND RECOMMENDATION TO THE CITY COUNCIL REGARDING A
PETITION FROM CHRIS MARX TO REZONE APPROXIMATLEY 10.84 ACRES LOCATED AT
APPROXIMATELY 297 WEST 380 NORTH FROM A-5 TO R %2 (PARCEL NOS. 02-044-0008, 02-
046-0010, 02-046-011, AND 02-046-0012( (CONTINUED FROM JUNE 1 AND AUGUST 17, 2023)

Time Stamp: 25:15 09/07/2023

Bryce Wheelwright stated that based on the Planning Commission’s recommendation to amend the Future
Land Use Map, it could now make a recommendation regarding the rezone petition from Chris Marx.

Page 3 of 9



143
144
145
146
147
148
149
150
151
152
153
154
155
156
157
158
159
160
161
162
163
164
165
166
167
168
169
170
171
172
173
174
175
176
177
178
179
180
181
182
183
184
185
186
187
188
189

WILLARD CITY

Planning Commission Meeting - Regular Meeting
Thursday, September 7, 2023 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

Commissioner Baker felt the Planning Commission should wait to make a recommendation after the new
General Plan was adopted.

Commissioner Harrop moved to recommend that the City Council approve a petition from Chris
Marx to rezone approximately 10.84 acres located at approximately 297 west 380 North from A-5 to
R-1/2 subject to approval of an amendment to the 2017 Future Land Use Map . Commissioner Gilbert
seconded the motion. All voted “aye,” except Commissioner Baker who voted “nay.” The motion
carried.

5D. SET A PUBLIC HEARING TO CONSIDER A PETITION FROM NELDON KAPP TO REZONE
APPROXIMATELY 9 ACARE LOCATED AT APPROXIMATELY 620 NORTH 200 WEST FROM
A-5TO4 7%

Time Stamp 28:13 09/07/2023

Bryce Wheelwright stated that Neldon Kapp was requesting that nine acres he owned on the east side of
200 West at 620 North be rezoned from A-5 to R %. The property was contiguous to the R % Zone, and the
Future Land Use map designated this area for half-acre lots. Mr. Kapp was proposing to create a three-
acre building lot for his son. His property was currently zoned A-5, which did not allow a lot smaller than
five acres.

Neldon Kapp, 620 West 200 North, stated that he was supporting his son’s dream to own a home.

Commissioner Braegger asked if Nelson Kapp planned to retain ownership of the remaining six acres. Mr.
Kapp said he did.

Commissioner Bingham moved to set a public hearing for September 21t at 6:30 p.m.
Commissioner Gilbert seconded the motion. All voted “aye.” The motion passed unanimously.

5E. CONSIDERATION OF A LOT LINE ADJUSTMENT FOR NORRIS HUBBARD FOR PROPERTY
LOCATED AT APPROXIMATELY 1094 SOUTH MAIN (PARCEL NOS. 02-055-0010, 02-055-
0011, AND 02-055-0012)

Time Stamp: 32:10 09/07/2023

Bryce Wheelwright sated that the Norris Hubbard Estate owned three parcels at approximately 1094 South
Main. All three were agricultural; no easements were involved. The proposed lot line adjustment would
decrease the size of Parcel 02-055-0010 and increase Parcel 02-055-0012.

Julie Simmons, North Ogden, stated that the shape of the house parcel was being adjusted as well. The
acreage would remain the same, but the parcel would now run north and south instead of east and west.
The current property line cut through the corner of the house. The adjustment made sure the house was all
on one parcel.

Commissioner Braegger asked about the size of the house lot (Parcel 02-055-0011). Julie Simmons said it
was .41 acres.
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Commissioner Harrop asked if the size of the adjusted lots complied with the zoning requirement. Mr.
Wheelwright said the 80-foot frontage of Parcel 2 (02-055-0010) was too narrow to be considered a building
lot. Ms. Simmons said she was aware of that.

Commissioner Baker moved to approve the lot line adjustment for the Norris Hubbard property
located at approximately 1094 South Main (Parcel Nos. 02-055-0010, 02-055-0011, 02-055-0012).
Commissioner Harrop seconded the motion. All voted “aye.” The motion passed unanimously.

5F. REVIEW OF CONDITIONAL USE PERMIT ISSUED TO JOSH BRAEGGER FOR A BASEMENT
APARTMENT LOCATED AT 53 NORTH 100 WEST (PARCEL NO. 02-047-0074) ON JUNE 19,
2020

Time Stamp: 37:19 09/07/2023

Bryce Wheelwright stated that the Planning Commission approved a conditional use permit for Josh
Braegger for a basement apartment located at 53 North 100 West on June 19, 2020. He had spoken to Mr.
Braegger about the Planning Commission’s review. Mr. Braegger still had renters, and nothing had been
changed. However, since the conditional use permit was issued, the State Legislature had legalized internal
accessory dwelling units. Last year the City adopted ADU regulations. Mr. Braegger could choose to
abandon the conditional use permit and abide by the City’s new ADU ordinance.

There was a discussion about the conditional use permit list.

Chairman Bodily asked if a conditional use permit had to go with a property. If there was an approved
conditional use, and a new property owner did something different, shouldn't the conditional use permit go
away? Colt Mund stated that a conditional use permit ran with the land. A conditional use permit could be
abandoned through non-use or non-compliance. When the Planning Commission amended the Conditional
Use Ordinance, it talked about reviewing the conditional use permits. If there was a situation where a
landowner received a conditional use permit and then sold the land, the Planning Commission could
terminate the conditional use permit.

Colt Mund stated that in the case of Josh Braegger, the City now had an ADU Ordinance. Was there any
difference between the ADU regulations and what was required when the conditional use permit was
issued? If there wasn't, the conditional use permit could be terminated, and Mr. Braegger could just comply
with the ADU Ordinance. Mr. Braegger would have to determine whether or not to keep the CUP. If Mr.
Braegger terminated the CUP, he would have to come into compliance with the ADU Ordinance.

Bryce Wheelwright stated that the apartment was probably larger than 1,000 square feet. Colt Mund stated
that the apartment was grandfathered in. He was comfortable keeping the conditional use permit in place
as long as Josh Braegger was using it. It might be if the conditional use permit remained active and Mr.
Braegger complied with the conditions of the conditional use permit.

Chris Davis, City Manager, suggested that the Planning Commission table its review until Bryce
Wheelwright had spoken with Josh Braegger about how he wanted to proceed.

Commissioner Baker moved to table the review of Josh Braegger’s conditional use permit until

Bryce Wheelwright spoke with him about how he wanted to proceed. Commissioner Bingham
seconded the motion. All voted “aye.” The motion passed unanimously.
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6. CONSIDERATION AND APPROVAL OF AUGUST 17, 2023, REGULAR PLANNING
COMMISSION MINUTES

Commissioner Baker moved to approve the August 17, 2023, minutes as corrected. Commissioner
Gilbert seconded the motion. All voted “aye.” The motion passed unanimously.

7. COMMISSIONER/STAFF COMMENTS
Time Stamp: 47:03 09/07/2023
Chris Davis

Chris Davis stated the City was still working with lobbyists to write a grant for an economic development
plan. It had to be submitted by October 15t

Chris Davis stated that City had received a map showing the location of a fence at the mouth of Willard
Canyon. The fence would be located east of the parking area. The fence would be barbed wire. Mining
would begin soon.

Commissioner Harrop asked if the trails in the canyon would now be cut off. Mr. Davis said they would.
Chris Davis said there might be an opportunity to apply for a grant to access a trail that was on City property
or Forest Service property. Bryce Wheelwright said the City owned property above the Wells property.
Forest Service property was located above the City's property. The spring the City got its water from was
in Willard City.

Colt Mund

Did not have any comments.

Commissioner Harrop

Did not have any comments

Commissioner Baker

Did not have any comments.
Commissioner Gilbert

Did not have any comments.

Chairman Bodily

Did not have any comments.

Commissioner Braegger
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Commissioner Braegger stated that there was an address in Granite Ridge at 271 East 600 South that
needed to be changed. The address was impossible to find. Bryce Wheelwright agreed that it needed to be
changed. This was a corner lot. Two addresses were assigned to the lot depending on the orientation of
the house. The address needed to be changed to the other orientation.

Commissioner Bingham
Did not have any comments.

Bryce Wheelwright

Did not have any comments.
8. ADJOURN

Commissioner Harrop moved to adjourn at approximately 7:21 p.m. Commissioner Bingham
seconded the motion. All voted in favor. The motion passed unanimously.

9. WORK SESSION WITH THE CITY COUNCIL REGARDING THE GENERAL PLAN DRAFT
WHICH WOULD AMEND CHPATER 12-000 OF THE WILLARD CITY ZONING ORDINANCE

Time Stamp: 00:00 09/07/2023 Work Session with the City Council

The Planning Commission held a work session with the City Council to discuss the Future Land Use Map
of the General Plan DRAFT. The work session began at 7:27 p.m. Those in attendance were:

Planning Commission — Sid Bodily, Chairman; Diana Baker; Chandler Bingham, Chad Braegger/Alternate,
Brian Gilbert/Alternate, and, Blake Harrop.

Staff — Chris Davis, City Manager; Colt Mund, City Attorney; Bryce Wheelwright, City Planner, Michelle
Drago, Deputy City Recorder.

City Council — Mayor Travis Mote, Councilman Mike Braegger; Councilman Kaleb Kunzler, Councilman
Rob Mund; and Councilman John Seamons.

Others — ; Ken Ormond; Ruth Ormond; Rew Wiley; Rod Braegger; Debbie Braegger; and Pat Burns, Lync
Construction.

Mayor Mote stated that the City Council and Planning Commission had talked a lot about lot sizes and
property rights. The purpose of the work session was to refine that discussion. He felt resources needed to
be discussed with the General Plan. Water was one of those resources.

The City Engineer estimated that there were 1,800 developable acres left in Willard. Mayor Mote shared
calculations he had made for needed water based on half-acre and one acre densities (see attached copy).
He felt water would constrain the City more than lot sizes. He also felt the City needed to set a base lot
size/density. After running the calculations, he felt that the amount of water needed for half-acre and one-
acre lots was less than third-acre lots. The City Engineer did not set aside any water for commercial use.
He didn't feel it would be wise to allocate all of the water. The City needed to have a water reserve. He felt
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the City could allocate about 1 acre foot per acre across the City for the remaining 1,800 acres for indoor
use. Developers would have to figure out how to get water for outdoor use. He didn't feel the City had the
water to get wild with lot sizes. The City was mandated to have a water plan as part of the General Plan by
2025. He proposed that the City draft its ordinance to allocate water in a format similar to his calculations.
Water was a stumbling block for anyone coming into Willard. There were other finite resources besides
land.

There was a discussion about water.

Time Stamp: 24:17

Councilman Kunzler stated that he calculated the density of Old Town Willard. It was roughly a .75%
density. If town square and the church were excluded, then the density was roughly .66, which was
equivalent to half-acre lots.

Councilman Mund didn’t feel a half-acre lot size would lock anything in stone. The General Plan was not a
static document. It was prolific; it could be changed. There were a lot of pieces to the puzzle besides water
that the City needed to be mindful of going forward.

There was a discussion about xeriscaping, secondary water, and culinary water usage.

Time Stamp 35:19

Mayor Mote stated that there seemed to be a consensus about a blanket zone for the entire city.
Councilman Braegger felt a combination of things needed to occur. Requirements for some xeriscaping;
then secondary water had to come into play. Any new developments would have to bring their own
secondary water. The City would only provide culinary water. He felt that would be a pretty simple process.

Then lot size wouldn’t matter at all.

Councilman Mund stated that when the City wrestled with the General Plan 20 years ago, it went back and
forth and finally decided to make everything half acre lots. He didn’t know any other way to be fair.

Time Stamp 38:335

Pat Burns, Lync Construction, stated that Ogden Valley created transferrable development rights. TDR's
were assigned to each property and could be bought and sold. Marriott-Slaterville had done something
similar.

There was discussion about development rights, property rights, and planning tools.

Time Stamp: 53:00

Mayor Mote felt the City Council and Planning Commission needed to determine density, what the City
would look like, and how it would get there. Everyone was looking at tools before it had the vision.

Commissioner Braegger asked Pat Burns if the City's MPC Zone worked. Pat Burns said the negative thing
about Willard’s MPC Zone was the lack of a density bonus. The smart thing about it was the requirement
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for a development agreement. The development agreement superseded every City ordinance. A
development agreement created an ordinance and zone for a development. A development agreement was
the strongest tool the City had.

Colt Mund stated that a development agreement was a binding agreement that could be enforced.
There was a discussion about development agreements.
Time Stamp 1:00:42

Mayor Mote stated that the Planning Commission and City Council were still talking about tools. He polled
each individual about their vision:

Commissioner Bingham felt a blanket density of .75 or .66, which was equivalent to a half-acre lot, and
usage of the MPC Zone would accomplish the same thing as a TDR.
Commissioner Braegger — leaned toward a blanket lot size of a half-acre.
Chairman Bodily — half-acre lot size

Commissioner Gilbert — half-acre lot size

Commissioner Harrop — half-acre acre with ability to have larger lots
Commissioner Baker — half-acre with interest in TDR’s

Councilman Seamons — half-acre

Councilman Braegger — half-acre

Councilman Kunzler — leaned toward three-quarter density

Councilman Mund — no issues with half-acre

Mayor Mote felt that lot size had been the sticking point for moving the General Plan forward. There had
been a lot of discussion with the community. A lot of people felt disenfranchised by the proposed future
land use map with some merit. He felt the City absolutely had to protect the commercial areas. Annexation
was also a topic of discussion. The City Attorney recommended that the City consider zoning for South
Willard in case annexation ever took place.

Mayor Mote felt the Planning Commission now had a feel for what to recommend to the City Council — half-
acre lot zoning.

Bryce Wheelwright asked if that would eliminate zoning. There was discussion about rezoning the entire
City half-acre after the General Plan was finished, except for the commercial area.

Mayor Mote felt the Zoning Ordinance needed to define the Retail Zone.
The work session adjourned at 8:39 p.m.

Minutes were read individually and approved on:

Planning Commission, Chairman Planning Commission Secretary
Sid Bodily Michelle Drago
dc:PC 09-07-2023
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