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Loa Town Planning & Zoning Commission Public Hearing	         June 5, 2025

[bookmark: _Hlk201141542][bookmark: _Hlk201141970]Roll call: (chairman) Gray Hansen is present, Barbara Tewell is present, Braden Brian is present, Lacie Grundy is absent, Brage Greenhalgh is absent, Brian Peterson is present, Jace Christensen is absent, Ty Rees is absent, Derek Woolsey town council representative is present, Michelle Brian is present, Amber Perkins (p/z secretary) is present. 

[bookmark: _Hlk201141720]Visitors: Jan Crosby-Public, Brock Jackson

Public Hearing for ADU Ordinance: Gray asks if there are any questions. Michelle talks about a question she had about ownership. If the person living in the detached part of the house had to be family with the primary person. She said Daniel did clarify that question for her and that he claimed they decided not to require it to be a family member. Daniel took that part out, so now it does not have to be a relative to rent from the primary owner. But it does have to be long-term and not short-term rental. The primary owner does have to live in the house or 51% of the time. 

Michelle talks about the ADU they passed was only for internal. Gray asks when that was and what is the ordinance that is in place now. Michelle says the IADU just passed recently because Brock (Six County) had come to us and said that we needed something in place for that. That it was state law now to allow for internal dwelling units. Our old detached was on its own and we decided we wanted something that addressed all ADU’s and their detached was very outdated. Barbara asks if the one we passed previously would be taken out of the books, and Michelle says yes. This new one would replace both the ordinances that we had previously in the books. 

Michelle says she has talked to Daniel about Jan Crosby’s situation and what he thinks should be considered. He seems to think it would be considered attached because of the 3 feet code. Michelle explains to everyone what Jan Crosby wants to do with her garage. The garage is 3 feet from the primary house; to be considered detached by code it needs to be 5 feet. So, her garage would need to be followed under the attached portion of the code. Derek Woolsey says on the front page it says it must be 10 feet to be detached. Michelle remembers it being 5 ft. They wondered if they changed it for state code for fires. Michelle says Daniel said if it considered attached it is part of the residence, which means they must follow the setbacks for a primary residence. Also, it is a corner lot, so there are even more setbacks to comply with. Jan wants to put in an application, so Michelle told her come to this hearing since we are discussing the very thing that she wants to do. Gray asks if it would require its own septic? No, it would not because it would be part of the house, not only septic but it would have to fall under same everything, including electricity and even the same address. Brian says so Jan is here to see what is required and if it is possible to do. Michelle says yes, she is not on the agenda, but we can talk about it since that is what we are talking about in this hearing. She will be able to read through our ordinance and see if it is something that will work and ask questions now. Michelle said she got information from Colleen and the lot it is on .33 of an acres so that may be another issue. As is, everything is grandfathered in, but once she changes use and structures then she would need to comply with the rules. A few members talked about acreage and how wide the requirements are. Gray said he thinks they could get passed the parking but asks if they could get passed the setbacks. Michelle says she doesn’t know how you would. You set a precedent every time you change something like that. She says the lot is 78 feet wide and ours says 80 feet minimum. 

After reviewing the ordinance again, Brian asks why we are allowing an ADU on 6,000 sq feet when we require a ½ acre? Michelle says we can ask Daniel before we pass on that one. Everyone was reading that part over and having questions on that section with the wording. Derek says half of our lots are not going to meet that code, if you say it must be a ½ that eliminates everyone that already has a single-family home already that is less than half. Michelle says it looks like what Daniel did was use our internal ordinance requirements because it uses the same wording of the 6,000 sq feet. She wonders if that is from state code. Brock says in the IADU it is very outlined in the state code. Derek asks if that means if you want to change from internal to detached? 

Brock looks over the sections everyone has questions on. On Section 6, he is thinking it was maybe a mistype since it has the same verbiage as section 5. And maybe the wording needs to be changed to IADUs. Michelle asks then if section 5 number 6 for the lot size and dimensions the 10,000 sq feet, if that needs to be changed to what we have. Gray says not every lot in Loa right now is a ½ acre. Brock says that it would be a non-conforming lot that you would allow that on. You have a lot of non-conforming lots then you come in here with an existing single-family home and wanted to put a detached, and if they meet the 10,000 ft they could do it. The question would be if you wanted those non-conforming lots to be able to do this. Michelle says if they can meet septic and setbacks she would say yes. Gray says they don’t want to limit anyone from doing anything, if they can meet the setbacks. Michelle says 10,000 sq feet is not even a third of an acre so it would be hard to meet setbacks. Derek asks if the development standard is x amount, because of the development standard they must have all their mechanical, electrical, and plumbing separate. There is no grandfather status so they would have to upgrade their septic system. Gray says so that rules everything out. Derek says you could get rid of the square footage and say if the health department will sign off on septic and it meets setbacks. Barbara says you must take in consideration fire prevention too. Brian says in a meeting that he went too, the main concern for these accessory dwelling units is people going in and building these then splitting them off and selling them as separate homes. They talked about people doing this and how they say to keep them all on the same water and everything so they can’t split them off and sell them. Brian says there may come a day when Loa does have a sewer system, so we don’t want to leave a huge problem for that generation. Barbara Tewell asks how many cities don’t have one. Brock said there are a lot of cities that don’t have a sewer system. Michelle then asks about the question they all had on the 6,000 sq feet, and if that is okay since it is inside. Brock says the 6,000 sq feet is because of the state code. Brock reads out the state code rule on the 6,000 sq feet. Gray asks with the house over here that Jan wants to do if it needs its own septic. It was answered no because they can tie it into the house since it is attached. But it still needs to meet setbacks before you get to that point. 

Michelle asks if there are any public comments, or if Jan has any questions or comments. Jan says she has another option of making the garage into a business. The question was brought up whether she would need to rezone it to do that. Michelle says no because it’s in the Main Street Commercial zone where she is at it, is already zoned correctly. The lot size was brought up and the issues of it not being big enough, so she would be limited to the business options. They talk about the location of homes that allow businesses, and where houses fall under the Main Street Commercial side or in home-based business side. Michelle says the corner lots have more setbacks to follow because of safety reasons. Gray asks Jan Crosby if she is trying to find options to be able to do this. Jan Crosby replies yes, it might be an option for a dog grooming business, but she does not know if that will happen. She asks where the setbacks are from. It is answered from the property line. Michelle gives an example of a new build on a corner lot that she and Gray just granted a building permit for and the setback requirements to help Jan understand the setbacks. Michelle says you could redo the basement of that house, but you would need an entry door to it that could be an option. As long as one person is a primary owner living there 51% of the time but doesn’t know if that would still be considered grandfathered. Gray says he thinks the setbacks would be hard to do on that garage as residence, but you could probably find a way to do the basement as in IADU. Derek says what he is reading you can’t just go make the basement into a livable space you will still have to follow the code. Brian asks if we are allowing ADU to have short-term rentals. He reads a section from the ordinance, and Brock explains when they first passed the original IADU the council switched that. State code says that you can restrict it to long term because the purpose of the IADU is to improve housing amongst the state. The State Code gave the town the tool to decide if you want to restrict them to long term residence. The council at that time switched it to long term or short term does not matter. With them redoing it now the commission can change it to only the long term or leave it to be both. Brian says he would think the short term would be like an Airbnb. Brock Jackson explains it does allow for that, but you could say that everyone who has an IADU cannot do a short-term, you are allowed to do that. With the detached, there is not a code on it so there is a lot more discretion given to towns regarding how they want to regulate that. Michelle says by going off the short-term rental you would have to use your parking part for that ordinance to do that. Brian asks if we are good on long-term and short-term rentals. Michelle says if guys all are. Derek asks if they need to specify that. Michelle says it is up to them how they feel, they can present it to the town board. The question was brought up about taxes if we collect revenue from rentals. Michelle says we do a little now. It was said that you would probably want to have the person specify if they were using it for short term or long term so we could get taxed appropriately. Brock said that short term and long term are treated differently tax wise. It was said that everyone doing rentals should be paying taxes and have a business license and following that ordinance. Gray asked if we are proposing to add both ADUs. Michelle says ADUs include everything and that is how everything is reading. So, it is their decision whether they want to keep it that way or change it. Derek says they talked about it a little bit if they would rather have them be inside their house or out and what everyone’s personal opinions were on it. Gray says the ordinance does say either one and they must come in and do the business license and the application will have them put if they are doing short- or long-term rental. The short-term rental limits the number of licenses permitted, right. It was answered yes. Then that should limit how many can be allowed anyway. He then asked if everyone was good with the ordinance. They said yes besides clarifying the couple questions they had in sections 5 and 6. Jan Crosby was asked if she had any more questions, she said no. It was asked if she does understand how that works that if we do something for someone then other people will expect the same thing. So, we really must talk things through and figure it out. Gray asks for someone to motion to adjourn. Barbara motions to adjourn and Braden seconds it. 

Loa Planning & Zoning Commission Meeting	          June 5, 2025

Gray Hansen Welcomes everyone to the meeting. 

Roll call: (chairman) Gray Hansen is present, Barbara Tewell is present, Braden Brian is present, Lacie Grundy is absent, Brage Greenhalgh is absent, Brian Peterson is present, Jace Christensen is absent, Ty Rees is absent, Derek Woolsey town council representative is present, Michelle Brian is present, Amber Perkins (p/z secretary) is present. 

Visitors- Brock Jackson and Terry Jensen

Action Items: 

Gray Hansen asks someone to motion to approve the minutes from May 1, 2025. Barbara Tewell motions to approve the minute, Braden Brian seconded the motion.

Gray Hansen says our next action item would be to recommend the ADU ordinance to the town council. Brian Peterson made the motion to recommend the ADU ordinance to the town council as it is with a few changes that they made; Barbra Tewell seconded the motion to recommend the AUD ordinance to the town council with the changes. All others voted in favor, so motion was carried. 

Business Items:

Terry Jensen was invited to discuss her home and possible addition she wants to make. She explained where she lives, it is on a corner lot, and she is on .40 acres. She wants to tear down the house and the garage that is there and build a new house that is the same size, but the garage is just in a different spot. There would be twenty feet between the old house and the new. Everyone at the meeting has her proposal in front of them and looks over it. Some questions were asked about distance in feet in some areas, which Terry answered. Terry says that the front door would be in a different spot, so the front of the house would face south. She explains there is not any land that she could purchase to make it the .5 acres. Questions were asked how far the new house would be from the neighbors on some of the sides. Terry answered 20 feet between one of the neighbors and 73 feet from another. Gray says for setbacks where she can slide some places a couple feet to meet those, but what would they do about the .5 acres. Michelle asks if she has done the septic yet, and Terry replies not yet. She would build a septic with the new build. Some of the members talk about different places where they think a septic would fit. Gray says he wants to find a way to do this and asks how they can get by with the .40 acres. It was said that since it would be a new building that would take the grandfather out as well. Some talk amongst themselves about who she can get some land from in her lot and how much sq feet she would need. Gray says he would hate to say no when she is so close, there must be a way to do it. It was asked if this would be considered a non-conforming lot, it was answered yes. Brock brings up that it could be a variance, but Michelle said the attorneys recommend not doing those. Another spot in town like this is brought up and talked about. The question was asked if Terry’s meets all the setbacks. It does besides the spot that you could move over a little bit to meet that setback. It was talked about the space between one neighbor being a possibility, but that neighbor has a driveway in that spot for his RVs. Michelle Brian asked if Brock had any suggestions. He says the argument could be made that the use of the land is not changing. And the .5 comes from the health department but the .5 is not verbatim, it depends on the size of the home. Using a non-conforming lot, it would be hard to make a case against it. He thinks for a mechanism to go through that process to allow it you would just have to work through it. He asks how many non-conforming lots there are in town? Michelle Brian answers there are quite a few she thinks. Brock says some of the non-conforming lots that we have probably won’t meet the setbacks. Brian asks what size of house the new one will be. Terry answers it would be the same size as the one that is there now. Michelle says how this is so hard because it is a 90-year-old house that she wants to fix, and it meets all the setbacks. Brock reads out loud about a non-confirming lot. He talks about what he reads is an established law saying that if it meets the setbacks, the use is not changing it could work. It is brought up that if they can design a septic system for the new build it should work. Terry says that she did have Jackson’s come out and do a perk test and they did say the soil was good. Brock reads out loud another line he found in code, that basically states if it meets all the requirements, they cannot deny her because it is considered a legal lot. But he wants to call the Ombudsman first to make sure of that. A discussion starts again about it be a corner lot and how corner lots differ from the regular lots. Terry Jensen says that if it does go through, she wants to live in the home while the other one is being built then tear down the old house. Gray tells Terry he thinks it might be doable. Brock will double-check on the things he has read with the Ombudsman and get back to Michelle. Michelle tells Terry she will get back to her when we know what route they need to take. Terry thanks them for their time. No decisions were made. 

They then moved onto a discussion about the short-term rental ordinance and the business ordinance. Michelle explains they are to the point if they are all good with this, they can hold a public hearing and recommend them to the town council. She said Daniel talked about putting in stuff for food trucks in the business license, but then she talked to him today and he said that if they don’t have a lot of them, he wouldn’t worry about it. Brock asks about the business license process and who it goes through. Michelle explains if it’s a new license that has not been applied for it goes through this body. If it is just a renewal, then she just does it. He told her what state code says, he was wondering because he had another town going through it, so he was curious what Loa did. Michelle says if anything comes to her that she has a question about, for example, the bullet business, she takes it to the commission and if it is something that has been here for a while, she just renews them. Gray reads out loud about short-term rental licenses will be brought before P&Z. Michelle says those do come before them to make sure they meet all the requirements and keep up with all their stuff. Brock says it does not really say in state code, it is probably just what is best for the town of what comes before the body and what doesn’t. There were some more conversations about what should go in front of the P&Z business license wise. Michelle asks if they have any concerns about these ordinances or if they are ready to have a public hearing next month. Derek had a question about the revoking of a license by a town. Michelle explained if they get it revoked, then the town council has the P&Z review it. Brian asks if we go through and read the ordinances together. Michelle Brian says they have a few times; they have had these on their plate for a year. She states that the previous commission did read through it several times and went through other people’s ordinances to compare. She said the problem right now is that everyone is not here, so they will get to the public hearing and the half that isn’t here may not like what has been written. It was said they could always move forward and amend it later. Derek says that the short-term ordinance they have spent a lot of time on, and Daniel has looked over it as well. It was agreed to move the process forward on both ordinances and have a public hearing. There was a discussion about when to have the meeting since it would be fall on the 4th of July and whether they needed to have a public hearing. It was decided to have it on June 30th. Brian asked about the SOB ordinance listed on the information items on the agenda. Michelle explained to him what it was and that Daniel said he wouldn’t even pass one. He said unless you have a certain place for them then it will just cause problems and possible lawsuits. It is almost better to just say you don’t have one if one comes in and then you do it then. Gray informed everyone of a building permit that was approved that day for Kurt & Tanya Taylor just so they know what has been approved. He thanks everyone for coming. 

Gray calls for a motion to adjourn, Brian Peterson calls for motions to adjourn, and Braden Brian seconds it. All others voted in favor to adjourn. Motion carried.

Meeting adjourned.







    



