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Loa Town Planning & Zoning Public Hearing                               March 7, 2024

[bookmark: _Hlk147227747]Roll call: Jared Hallows (chairman) present Harry Brian is present, Kori Brown is present, Derek Woolsey is present Albert Brown is absent, Jerry Jeppson is present, Chris Olsen - town council representative is present, Michelle Brian is absent, Jeanette Taylor (p/z secretary) is absent. 

Visitors: Brennan Rees, Ryan Rees, Travis Van Orden 
[bookmark: _Hlk29388682]
Jared opened the public hearing on the application to add a multi-family residential zone to our current zoning ordinances. 

Jared asked if there were any comments from the public. Brennan asked if anyone had submitted any comments. Jared said, not that I am aware of. 

Brennan addressed the board with the desire for the commission to consider adding a multi-family residential zone to their current zoning ordinance. Brennan asked the Zoning commission to look at his text change proposal or new multi-family ordinance and how this text change could benefit the town and how it will align with their general plan and the need for family housing in the town and the county. Brennan said he thinks it will allow opportunities for young families to come and start families here and help businesses and the community in general grow and align with your general plan. I hope you will consider these things in your discussions about the text change. Jared thanks him for that and opens it up to everyone else. 

Travis said he was in support of this change. Brennan and I had talked about some townhomes, so he will say the bad word that no one wants to hear. He also talked about the need for multi-residential homes in our area. He said that if you look at the St. George News, KSL News, Deseret News the number one starter home for young families in Utah are townhomes. They’re in the right price range, and so he is in support for two reasons.  First, Brock Brinkerhoff intends on moving back here this summer. Travis’s oldest son would like to move back at some point. You’ve got these young kids with young families that want to move back home. These are good starter homes and there’s evidence of that. My niece Brinley and her husband bought a townhome in Cedar a couple of years ago and they paid $290,000 for it. It was all they could afford because all the houses were $400,000 plus. They now want to move to Richfield, and now they have an offer on it for $390,000 so they have that extra $100,000 to put towards something else. What a great start for her. They are just good starter homes.  I have a son that lives in Cedar City and he pays $1200 a month rent. Imagine if that $1200 a month rent was going towards the payment on a townhouse. This is the 1st reason he is in support of a townhouse. The second reason is something that’s not going to make sense at first, but the reason nobody wants to talk about this around here is because it is a stigma that is going to ruin our rural lifestyle. Travis feels that it will be the opposite. Let’s say that we built three of these townhouses with four units in each building, you’ll have 12 families living on two acres. As opposed to 12 families living throughout the county on one acre each. It has a smaller impact on our rural lifestyle. So, if Brock Brinkerhoff comes home and puts up an acre of his family farm and my kid comes and takes an acre of family farm, and his little brother comes home it then makes a bigger impact rather than having families living in a town home.  The amenities can be great. You can landscape them so that they own the townhouse and the dirt that’s under it and you can give them a little backyard. You can have a common area where there is a playground. There are a lot of ways to make it nice, Travis asked the P&Z to consider these things and hopefully put it before the Town Board because this is an ordinance that will change the scope of things and he thinks this isn’t a bad change as long as it is managed properly. He Thinks this will be a real asset to our community. Kori asked if his project was the same as Brennans’. Travis stated that they were two separate things and his was just an idea and that he and Brennan had talked but he didn’t want to hide anything and that town homes can be a good thing.  Harry asked Travis about all the building that’s going on over in Richfield and if these were townhomes?  Travis said that a lot of them are townhomes by Walmart condos/townhomes.  They’re built vertically so the front is an entryway and a garage, behind it you have kitchen, dining and living area, upstairs you have bedrooms and bathroom. So, when you look at the front of it, it looks a lot like the Harward and Rees apartments. Travis said he feels this is the perfect size for a small family. Three bedroom 2 ½ bath. I think they’re a good idea. I’ve done a lot of calculation and a lot of math and I’m not going to get rich doing this, in fact I could split up the ground and just sell dirt and probably make the same amount of money that I would make if I went forward with this project, but I just think it’s a good project. I think it’s a good fit for the town, especially right now because of these young kids that are trying to move back.  Travis said his project idea is along Peterson Rd. and that ensign is surveying it now and that he has some messed up property lines. When he gets it surveyed and the lines straightened out, he can then request annexation into Loa Town sometime spring or early summer. Jared thanked Travis for his comments. 

Jared asked Ryan if he had any comments. Ryan said he was just here to observe that he didn’t want to get into a conflict of things. Jared said for the most part the commission seems to be in favor of something not just for the townhomes, but just for even to be able to do something like the Harward and Rees apartments behind the store. We can’t do that outside of Main Street currently because of the way it’s zoned. The existing ordinance only allows apartments in the main street commercial zone. 

Jared said he is a little unclear at what their next step would be but he believes that initially they would need to approve the new zone being added and then create an ordinance to fit that zone. Harry said yes, we have to zone it for that and then create an ordinance. Jared said yeah so in order to do that, we need to hold this public hearing and cross that t when we get to it. Harry asked, when do you want to start this project? Kori said that is kind of putting the cart before the horse, don’t ya think. Brennan said as soon as he can get through all this stuff and that’s the reason, he has put the example together wanting us to understand it’s just a working document not set in stone, but a good reference for them to look at and draw from. Jared agreed it was but there are a few more questions about the zone text application/ordinance itself and how it should be written and put together. Michelle sent it to the attorney and a few other people to have them look it over for us. The commission also has concerns about septic feasibility, lot size, private drives, maintenance, and parking. There was a discussion about the minimum lot size per state code for septic. Jared said we will be getting more input from the public health as we work through the process as well. Travis chimed in that they can set the townhomes back further and have the parking be on the property if they were concerned about parking on the streets as well. Travis said a lot of the worries and issues can be addressed with the ordinance process and Jared agreed. 

Jared said he understands that they want to put shovel into the ground but that we can’t rush it either. We want to make sure it is done right. Travis said I hope it takes about 3 or 4 weeks because I need to polish it over with town board members first haha. Jared said it will take a lot longer than that. 

Brennan asked what the questions and concerns from the lawyer were? Jared informed Brennan that there were some issues with private drives, maintenance and what happens if they they’re not maintained, and the town ends up having to foot the bill later. We want to have ordinances that we can enforce. Parking on the street or off-street parking and making sure that is addressed. Jared said we can go a little more into detail about the text you are proposing in the meeting if we want to but this is just a public hearing and we were hoping to get a little more public hear to comment. Jared asked if there were any other comments. Harry asked them to be patient, these things take time to review by legal counsel and others. Harry said don’t get discouraged and give up we can work through this. Travis said oh no I know there a lot of steps to these processes. 

Jared asks for a motion to close the public hearing, Harry motions to close the public hearing, Kori 2nd the motion. All in favor, the vote was unanimous. The public hearing is closed. 

Information Items:

No other information was discussed.

Meeting Adjourned.
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Loa Town Planning & Zoning Commission Meeting                       March 7, 2024

Roll call: Jared Hallows (chairman) present Harry Brian is present, Kori Brown is present, Derek Woolsey is present Albert Brown is absent, Jerry Jeppson is present, Chris Olsen - town council representative is present, Michelle Brian is absent, Jeanette Taylor (p/z secretary) is absent. 

Visitors: Brennan Rees, Ryan Rees, Travis Van Orden and Brock Jackson 

Business Items:

Jared calls for a motion to approve the minutes for November 2, 2023. Jerry motions to approve the November 2, 2023, minutes. Kori 2nd the motion. All others voted in favor. Motion carries. Jared calls for a motion to approve the minutes for the public hearing on February 1st, 2024. Jerry motions to approve the minutes for the public hearing on February 1, 2024, Harry 2nds the motion. All others voted in favor. Motion carries. Jared calls for a motion to approve the minutes for February 1, 2024. Derek motions to approve the February 1, 2024, minutes. Kori 2nd the motion to approve the February 1, 2024, minutes. All others voted in favor. Motion carries.

Jared asked Brennan to tell us about his sketch plan of the text change. Brennan said, last meeting he came with a sketch plan and presented it to the board with the concept and a project in a certain location that he is still in negotiation and working out some deals that are still maybe in the works but as Travis said I’m still exploring all options. The concept is the same as presented but maybe the location might be different. Jared said that we need to keep in mind as we do this that this is not a process to approve Brennan to build townhomes in a given spot. This is a general idea of how can create a zone with an ordinance and provisions going forward. So even though there has been a preliminary where Brennan came and presented this plan and where he wanted to do it, that has to take a back seat. That is not what we are discussing right now. Jerry said this is the first proposal that we have had of this kind so we have to establish some kind of rules. 

Brennan said I understand that we want to protect agriculture properties but at the same time if we need to have infrastructure and development to keep the town going and growing and gaining money and taxes. Jared said as we look at this and review things we need to be as objective as we can. Harry said that we need to decide where we want to have a new Zone. Jared, Derek, Kori all voiced that this would be later. We’ve got to have the zone text done first and then work on where we want the zone to be located later. Derek had one question on the minimum lot size for septic. Our zoning ordinance for residential right now is ½ acre. If we allow 12.000 square feet for a multifamily, we are going to get some blow back from that unless we go back and amendment it. Jared said this would be where the zone change would come into play, if it is a multi-family zone then the smaller lots sizes would only be applicable in that zone. Chris said that you basically would have to have an HOA and that is a whole different thing. Brennan said but we just talked about enforcement and that is where the HOA could help because it would be their responsibility to police that not the town’s. These are things we really need to think about. Jerry asked, what kind of scope for your HOA are you looking at, would it be per unit? Brennan said, the proposed area where you had the three buildings would be an HOA. They would have their own board and have their CCNR’s and everything set up in that HOA.  If you have a homeowner’s association, then they can be the enforcer to eliminate our responsibilities. Jared said again this is the kind of stuff that will be discussed down the road a bit. Jared thinks said as to the zone itself, I think we will create more problems for ourselves by not creatin then by creating one. Jerry thinks it would be a good thing for our town. He also said there is only so much you can do on your land and that septic is the biggest thing that controls your densities.

Jared said, okay, back to the text that is being proposed. Jared said that we don’t want to scare ourselves into thinking if we create a new zone that it’s going to destroy things because that’s why we set up the zone and only put into it specific places and it can control a lot of things. Jerry said we really need to establish this stuff now for future projects going forward.  Jared feels that a couple points that we are going to need to spend some time on is the public rights of way and the private versus public. I don’t foresee the town council approving private drives anytime soon. As far as your proposed right of way width, we have been that route with the county when we were talking about the proposed Leavitt subdivision. The county and our emergency services are really sticklers when trying to go below the 66 ft. road width and the turn around width as well.   Brennan said I believe in your subdivision ordinance it says it is a case-by-case basis so I included it in there as a thought, but this can be crossed out. Jared asked if anyone else had thoughts or comments?  Brennan said he agrees with him on those things, but the main one concern would be the lot size and he agrees it might be a little tricky and technical. I presented a plan to Jason Bagley to look at over to the health department just before I wrote this up to go over the scenario. Jason Bagley said you know technically with the code and how it is set up it could work but you’d have to just set it up in your ordinance to require a feasibility letter prior to any approvals. 

Jared asked if there were any other thoughts on the zone itself of what we do or don’t need in the proposed ordinance. Kori said she thinks there should be a lot more discussion that needs to happen and no offense to Brennan but as a commission they really need to spend more time going over everything unless anyone has any more questions for him at this time. Jared said he appreciates this from Brennan and that there is a lot of good things we can work with, but we must decide to create the zone itself. I guess the question is, what our next step would be? I am unsure what that is right now. Brock (Six County) showed up to the meeting at this time. Jared asked Brock what they need to do at this point? Brock wasn’t sure exactly where they were in the process so he asked, okay so this is a proposed zone ordinance, but it hasn’t been delegated as to where the zone would be? Kori explained that Brennan has just brought in his application for a zone text change. Brock said, well once you all agree to accept the proposed change and you have worked through that process and held your hearing on it, then you have to decide where you want it and that would require another public hearing, then once you have it all written the way you want you recommend it to the town council or legislative body and they also have to hold a hearing I believe according to your land use ordinance prior to their final approval. He further explained that your zoning ordinances are pretty specific and that is why you will hear city manager’s say you have two tools in terms of growth and development and how that is dictated and one is annexation and the other is zoning ordinance changes. He further explained that this is a big deal in how you go about that but is sounds like you want to add a multi-family zone if I hear that correctly. Jared said yes, we see that there is a need. Brock said so yes you just have to go through the process procedurally. Then once is goes to the town council they can make changes or adopt it as is once it gets to them. He said so it sounds like the public hearing was just a step to get feedback on the zone. Brennan explained that he had submitted an application on a zoning text change and provided an ordinance as the text change to create a zone for multi-family residences and that is what the public hearing was held on just prior to this meeting now. Brennan said I provided this draft ordinance as my proposed change to the text. Jared said but we are not approving that as proposed. Kori said this is just a proposal at this point nothing has been decided on, we are just discussing his proposed text. Brennan said so now this meeting is where they can accept the application I provided or not. Chris said no that’s not what this meeting is. Brock said I get what you are saying and yes this may be approving the application but not the zone at this point. Brennan said yes not the ordinance. Kori said my understanding is that we weren’t moving to approve anything tonight we were just having a discussion. Brock said yeah this is just a proposal at this point. These happen all the time, you want a different permitted use in your zone then a text change is going to do that. Brock said so I think the next step would probably be to work through the ordinance because this is obviously more than just a one-line text change this is an entire ordinance. So yeah, you as a group need to continue to work through it and if you want to add the ordinance then you get it how you want it. Then work through the proper channels like you have done with other land use ordinances and follow that process. Jared said okay. Jared thanked Brennan and said we will keep working on it. Jared said I don’t want to speak for everybody but I think we are all in favor of creating a new zone for this but we want to do this right. We don’t want to do something that is going to backfire for us or for you or someone else that comes after you. We need to make sure everyone is covered. Harry asked, so when do you want to get started on this to Jared. Jared said, well we want too as soon as possible. Brennan said he realizes that it can take a few months to go through the process. He said I know if you approve the new zone then I have to reapply to change the map and where the zone will be allowed. He knows that all this comes before he can even apply for a subdivision application as well. Jared again thanked Brennan for coming and bringing this to us, we will have more discussion. I know Michelle has the attorney looking at it and others as well so we will get back to you. 

Brennan asked so I guess the next step is to come back to your next meeting. Jared said he hoped that they could have something to send to town board next month but he doesn’t know. Jared asks Brock some questions as to how the process works because he isn’t sure. Brock said well you decide if you want the zone change to happen then you create that ordinance to go with that zone change. But it is done all at once because the ordinance is what is being added for the text change. Then you hold a public hearing and vote to recommend it to the town council. Kori said but we still need to decide where and if we even want this to happen. Brock continued to explain that once a zone is created and an ordinance adopted then you work on the map and the process of determining where it will be allowed. Brock said you still need to determine if there is a need to create a new zone or is this something that could fall under a permitted use in a zone? He said that is your job to work through all the options and figure out if creating the new zone is the way you want to handle it. He said so this is just approaching you as a body and saying hey I want this changed to this. He said so you can then say yes or not to the acceptance of the application but that isn’t adopting the ordinance as written necessarily, that may be to create a zone but then also create an ordinance with it. He said so making a decision at this stage seems a bit premature, it sounds like you want to allow the change but creating an entirely new zone is a pretty big deal. He said so what I would do if I were you is keep working on that zoning ordinance and get it how you want it. So, Jared said in order to streamline the process in one meeting could we create a zone, adopt an ordinance and map it? Brock said they need to look at what their rules for the process, he isn’t familiar with how they have things set up. He said I believe the map change would be a separate issue not the same time. He said he has applied for a zone change at this point. 

Brennan said this is my take because he already went over this with Michelle and the attorney. He said they said you need to do this and this and this and my feedback was how do I do a zone change when there isn’t actually a zone for this? So, I said why don’t we start with text change to add a new zone get an ordinance in place and then I can come back with where I want the change to happen and a boundary description at that point. Brennan said the current zone doesn’t allow for multi-family residences so he had to go through it this way. This seemed like the best option for the town to create a new zone. 

Brennan asked Brock if there needs to be a motion on my application currently? Brock said I am not as familiar with this text change application process. Brennan said number three talks about the process. Chris brought it to the committee’s attention that tonight was just a discussion. Just discussion and questions and that is what Michelle and Jeanette both said. That was also Kori’s understanding that it was just a discussion and feedback meeting. Brennan said his understanding is that there should be a motion to proceed to the next step which would be revising the text that I submitted. But that is just my interpretation of what should happen. Brock said you do understand that if they make a motion this is not accepting anything other than just continuing the process right. If anything, it is just accepting the application it’s not accepting the ordinance or anything like that. Jared said yeah it would just be to accept the application. Brock said this is an interesting dynamic this text change process, most are usually within something that is already permitted that he has seen. Brock read through Loa’s steps for a few minutes. Brennan said that after this is all hashed out and accepted then his next step is to approach property owners do an actual legal description of the property that is going to be developed and send out invitations. 

Jared said I don’t think we need a motion to say that we are moving forward with this application. They all know that they are going to keep working on it. 

Brock asked did Elise shed any light in how she wanted you to do this? He continued with Michelle said not to do any action on it tonight right? Brennan said I guess I am confused on this too, because why did I submit an application and pay a fee and hold a public hearing if there wasn’t going to be action taken. If it was just an idea then I could have come to you and hey what do you all think about doing a zoning text change? Jared said I get what you are saying. It isn’t very clear as to what the process should be. Kori said the application is to get the ball rolling and a process started. We just don’t understand where to go from here yet either. Jared asked do we really need a motion to continue with this application though? Brennan said I am not demanding an answer I would just like to know how you are moving forward. Brock said I think you are fine to just vote that you accepted the application but that doesn’t mean really anything other than that. Jared said then I guess I can call for a motion to accept the application but that is with the understanding that, that is all it is for and they will start working on it. Jared said so whether it makes any difference or not but I guess we can just do that. Brock said, yeah, I think that is fine as long as you aren’t adopting the proposed text change. Jared said we are not adopting anything; we are accepting the application. 

Jared calls for a motion to accept Brennans’ application to begin the process for zoning ordinance text change. Derek motions that we accept Brennans’ application to begin the process for the zoning text change. Jerry 2nd the motion. All others voted in favor. Motion carried. Jared said, okay, Brennan your application is official. Brennan said, okay that is all I needed to know. 

Harry said that there are some things that need to work out before you get started. Brennan said, no worries, that his intentions were in just submitting the draft and that it is just a starting point with a working document so that we could start the process. Everyone thanked Brennan for his work. Jared asked if there were any other questions. Kori said, how should we move forward in getting this done in a timely manner. There is a lot of concerns that need to be addressed. Chris said we need to very careful and we keep getting admonished to be careful in all of this. Brock said this ordinance is entirely a new zone, that’s why he referenced zoning ordinances and zoning changes are a big deal. Adding a new zone to your ordinances is not like handing out a business license. Its’s a big deal for Loa Town. We want to do it right but not drag our feet. Kori asked, by establishing zones on the map would this then limit where and how many of these there would be? How do we limit? We don’t want to turn into Cedar City with a bunch of townhomes. We have then lost that hometown feel. Brock said that the creation of the zone is our first step and then designation where that zone is. Jared said in his mind that is why we want to create the zone and establish the ordinance. And then as people want to do this kind of thing, they come and request the zone change. Loa would be the first in the county to have a multifamily zone change.  Brock suggested finding similar towns and seeing what they are doing. No one wants to delay Brennan, but there are specific things to go through. We shouldn’t feel pressured to do this, we need to think about what is best for our town. Think about safety, but if we want to have housing there is a time and place for that, but you know if you were to, you do the ordinance first. It’s new and a big deal. Jerry brought up an interesting point that we don’t want him to turn it into a bunch of Airbnb’s and you decide you don’t want to live here. Jared said that this would be in our short-term rental ordinance to say townhomes cannot be used for short-term rentals. We would say no vacation rentals within the multifamily zone. I think we need to get some more input from Elise the attorney. Jared said let’s all do some research on similar ordinances and see what we like. Derek is going to see what Escalante’s multifamily ordinance looks like. 

Brock Jackson came to our meeting to discuss our short-term rental ordinance and taxes. Short-term rental ordinance, Elise suggested putting that under the business ordinance because that is how we’re going to regulate it. Short-term rentals we would require them to have a business license. Having a short-term rental ordinance would be our first step.  He suggested looking at some of the other towns. Some towns are based on a percentage of homes, like 10% of the number of homes. They would be regulated by businesses licenses. There are a lot of examples out there for us to consider. Brock went over some of the ways the town council could capture some revenue from additional taxes. There are quite a few, there’s one called the highway tax, it’s a sales and use tax. The highway tax is up to 0.3% of the sales. It’s a sales and use tax of 0.3% on prepared foods, goods, and services. The revenue for that tax must be used on transportation so for loa this would be roads. We don’t have road money, so by doing this we capture a lot of revenue that comes with the gas stations, probably more outside than inside, so it is targeted right now. It is put in the Utah code to help smaller towns out, because we would have to use it for roads. There is a municipal energy tax that’s often referred to as a franchise tax. A franchise tax would be a right of way tax, basically taxing them to use right-of way for infrastructure. The other one is a telecommunication Tax and that would be your phone. There is the transit room tax, and one also called RAP tax, Recreation Arts and Parks tax that goes towards recreational. Brock recognized that Loa has a lot going on, but it would be a good idea to put short-term rentals and our business license on the docket of a to do, because there is a lot of conversation to go into it. If somebody is renting out their basement which is technically an accessory dwelling unit or a mother-in suite, and it’s a short-term rental and its designated and used as that, it would get taxed. But if the town is saying, we don’t want our ADUs to be that way, then they wouldn’t get taxed. But then it would be geared towards long-term renters. Brock discussed various aspects of short-term rentals, including regulations, grandfathering, and the requirements for yearly business licenses. 

It was suggested that we have additional meetings to get things done and our ordinances knocked out. Cleaning out old documents and folders. It was agreed that there be an additional work meeting on March 21st. 


Jared asks if anyone wants to make a motion to adjourn. Kori makes a motion to adjourn, Derek seconds it. All others vote in favor. Motion carries. 

Meeting Adjourned.
