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Loa Planning & Zoning Commission Meeting 		September 24, 2025

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

Visitors- Brennan Rees-Public, Ryker Steglich-Via Zoom

Business Items:

The commission went into a discussion about updates made to the Short-Term Rental Ordinance and the Business License Ordinance. Michelle said we have had public meetings on them so hopefully they are good to go to the Town Council. Lacie asked if we ever decided on the number of the rentals we were going to do. Michelle said the decision was made to do twenty. She explained that the hotels in town are not counted as short-term rentals, so we only have about eleven right now. Brian asked why they decided to go with a number and not a percentage on the rentals. Michelle said she thinks it might have had something to do with the law, so they went with that same percentage but still called it a number. Jace said they talked about more buildings in the town the more short-term rentals would be added so that is why they went with a number. Michelle asks Ryker if he knows how other places handle having a threshold, based on the number of houses they have if you get that max of STRs. Rkyer said he has seen some communities base it off their culinary water connections. They have a formula they use; they use a percentage of current water connections is the equivalent of the licenses they will allow for STR. Which means as you get more culinary water connections as you get more growth you have a higher seal on your STR licenses. Michelle was not sure of the reason Daniel said to go with a number and not a percentage, Jace said he thinks it was for us to be able to control the growth at our own rate. 

A lot of questions came up about the idea of doing the licenses as a lottery on deciding on how we divvy out the licenses and how that would all work out. Michelle asked Ryker if he has any suggestions about that. Ryker said he has seen it more common that communities establish a waitlist. Applicants can apply to be on that waitlist which puts them in an order to be contacted on the next available license. Then the applicants have a certain time limit to respond to choose to take the open license and if not, it moves down to the next person in line. The commission seemed to like that idea. Michelle asked Ryker if you would do that as an ordinance or a policy. Ryker said you could do either or but the community he was thinking of they placed it as an ordinance. Brian Peterson said we would have to have some verbiage on there that you can only have one house on the waitlist, so a person could not come in and say they want 5 houses on the list. Ryker said that community limited to only one person could have one short term rental on the list. That is something we could not do because we have people in our community that have multiple STR under one ownership. Brian said he thinks only one person could have one name on the list with one unit. They could not have their name on the list 3 or 4 times, Michelle said she really wants to recommend this to town council, so she would have Daniel write something up on the waitlist idea and some options that they can consider.  The commission decided on the waitlist idea and have Daniel write up some language to add it to the ordinance. Michelle asked Ryker whether it would be okay to still vote to recommend the ordinance this evening with it written that they will have some language about the waitlist option and then let the town council approve it with the additional language rather than do another public hearing and have to wait longer to recommend it to them. Ryker felt like the commission would need to have a new public hearing since it is a big change to what they originally held their public hearing on. That would give the public an opportunity to comment on the change. Ryker stated what state code says about meetings. Ryker said to be on the safe side he would go for a public hearing first to make sure we are following state code since it is a big change. Ty brought the up the idea of reviewing annually or if someone requested to have the number reviewed. Brian said or unless the cap is met, because we are still below our cap number. Lacie also raised a question about how many rentals we do per house. Brian suggested we wait and let Town Council decide on that on the annual review if they want to add more STR and how many. Michelle really wants to get this ordinance finalized by the first of the year. That is when the County will be renewing business licenses, so it would be good to get this ordinance finished and be able to send out letters in December alerting the renters that they will be licensing through the town instead of the County. They talked about what day they could hold a public meeting, then recommend it to Town Council, and still have the right amount of time to advertise. It was decided to have a public hearing on Oct 8th, then recommend it to the Town Council and they could hopefully approve it on October 9th at their meeting. Ryker told us we would be good to advertise on our website and in our town locations and the public notice website, the newspaper wasn’t necessary. It was also decided to change their regular meeting to the 8th of October following the public hearing. Michelle said she would ask Daniel to make a new draft of the Business License Ordinance with the language added that they want about waitlisting. She also said as far as she knows the Short-Term Rental Ordinance should be good and they will not need to have a public hearing for that one, and they could recommend it to the Town Council this evening. 
   
They moved on to the next business item, which was a discussion on the information provided by Central Utah Public Health on multi-use/septic issues. Gray asked if they had gotten anything else back on the issue. Michelle said no, just what Daniel had brought to us last time, but they didn’t have enough people to hold the meeting. Michelle asked Ryker to explain to everyone what they know so far about this issue. Ryker said that Public Health is in the interpretation that the state code is that a multi-family project are all on one parcel then it can be on one septic system. If it is going to be separate parcels, then each parcel needs to have its own septic system. Separate parcels mean it would be multiple ownership. Ty said he feels like there is conflicting information. He said he had seen the information from Jason (from the health dept) which is not in agreement with what Ryker said. He is not sure why there is conflicting information and is wondering where the source is that Daniel is getting this information. Michelle explained that Daniel received his information from the same source that Brennan did. It was from Eric Larsen, who is the manager over Jason at Public Health. Michelle said that Daniel did not lie to us. He presented the information from them accurately. Brennan said he agrees with Ryker on if there is one owner then it can be on one septic system. He said the question was brought up if a septic could even be feasible. He brought to the table from Eric Larsen looking at the code there were three options that you could do to make septic work. One of them is where you maintain ownership and you have the one septic. The next one is if there are multiple owners you must have a septic for each parcel. The first option in the MR zone is trying to individualize multi-family units, you already accept the first option of shared ownership of one septic. With the first option if you split the townhomes, they must have their own tank and system. The second option is to go into a complex and condominiumize the development in the townhomes. That option in state code, they have a shared use of amenities and facilities but can be individualized units. The third option is if you have multiple complexes you would have to come out of each unit with a tank and you would create a community wide septic system, which would have to be created and maintained by a public body or a public source. He said there are three options on the table and Ryker only presented two of those options. The concern about the MR zone is if septic could work. And what we have discussed, they have discussed, and what Eric Larsen and I have provided is all outlined in state code that there are three mechanisms that can work to support this zone. Gray said he thought we had some stuff back from Public Health, is that the conflicting information he is meaning. Brennan thinks when he presented it the conflicting information was that the town was going to verify through our source to see if that information lined up. Brian said really the only source is the state. Ty said he means Daniel is relaying only those two options but then Brennan is proposing more options. Brian asks so that the third option would have to be created and maintained by a public body. Brennan said if you had a community-wide septic, there is a subdivision in Torrey that has one. Michelle said she was told that they no longer allow those, or they weren’t going to in the future. Brennan said that is false, they will. Michelle said that is what the state guy told her and Cody when he did their sanitation survey.  Brennan asked what state guy. Michelle said he was a sanitary surveyor for the state.  Brennan said he is not part of the DEQ and that it is still in state code that you can do a community septic system, it happens all the time. It just must be maintained by a public body; a public body could be Loa Town if they wanted to take that on. Another one could be if there was another special service district that wanted to implement that and take that on. Or you could create your own special service district and go through the process and be your own public body. The subdivision in Torrey has a community septic system and has a special service district that is over that and maintains it. Gray asks if Torrey’s special service district is people that live there or like an HOA. Brennan says like a water service district, they have their own ordinances, board, and members. There were questions on how a special service district even comes to be. Brennan says to create a special service district it must be proposed and approved through the county. You must go to the County, and they must support or sponsor the creation of a new special service district. Jace asked if it had to go through an election. Brennan said no it must go through a petition or the County, or somebody must recommend or make a motion to create one. Then it would have to go through a big process, which is all in state code. Ryker said the bottom line is the ordinance that you are considering with this new zone, it has a requirement that the health department sign off to sewer requirements. They would be the ones determining that, and to his understanding Daniel has reached out to them to see if he could get something in writing of some sort of example or what they may or may not approve of and they opted out not to provide that. Because each project is different until they know what the project is they are not going to rubber stamp something before they can review it. There are different mechanisms and ultimately, they are the ones that decide which of those mechanisms would apply to the project. Ty said then if we put in our ordinance that this is a possibility, but we are not the jurisdiction, so if you can figure it out with the health department and pass their requirements, then that is an option you can do. He thinks we should make it not restrictive in the ordinance. Gray said he thinks the reason this has gone on is because everyone assumed that it would not get passed by public health. Brennan said in the ordinance that he drafted he explicitly said the size of lots and regards to sewer that the health department would determine it. Maybe add to that in your ordinance that if a development goes through the approval process, they must have a feasibility letter or recommendation from the health department that says it is approved. Ryker said in the ordinance it says the applicant should provide a letter from Central Utah Public Health indicating the proposed sewer system is their requirements. Ty said he guesses that issue makes sense now, he was under the impression that we were not going to include that because we do not think it is feasible, rather than just saying this is an option. Brian said like Brennan said it is not our job to say if it is feasible or not. He can go spend all the money he wants on it, but we still are not going to approve it if the health department does not. Everything we have heard up to this point has been no. Every time we or Daniel has talked to the state it has been no. Jace asked if they were telling us no because they do not know Brennan’s plan. Brennan said Ryker provided a little more context of Daniel asking public health for more information on specific projects and they elected not to provide that because they do not know the situation. They provided that based on what is in state code he has that email, he was under the assumption that the town was going to get the same information. But it sounds like it was kind of drifted towards one side and one option only. There are a few mechanisms, maybe there was a different interpretation of relay of information. Brian said he thinks it will be a tough sell to have Loa Town take over a septic and asked if Brennan was proposing four homes. Brennan said he is not proposing anything right now. Brian said he thinks it would be a tough sell for creating a special service district too. Michelle said she knew Daniel had asked if Brennan could provide examples of people who have done this, then it would help the cause. Public Health said state code is kind of vague on that and did not want to give a definite yes or no. They have never seen it before, so they did not want to give a definite no because it depended on the project. Brennan said every project is different depending on different things. He said whether it has been done, or it has not, maybe Loa will spark something. Michelle said Eric Larsen was on the state board to change codes and he was going to mention it. So, she knows it was being talked about. Jace said if Brennan produces a plan and public health signs off on it, we do not really have a choice. We just need to develop the ordinance. Brian said even if we have an ordinance Brennan still must come to us with a location and we have to approve the zone change. Brennan talked about other steps in the lengthy process for this, but us having an ordinance would be the first step. Michelle said how do we write something like this as far as the process. Would we say this may or may not happen but if it does, we would want you to create a special service district. Gray said we would not do any of that, that it went through public health and it would be up to them to make it work. Lacie asked how we make an ordinance without approval from the health department first. We would say they would have to have approval first before you can even continue. Ryker said the draft Daniel provided requires the applicant to show where they intend to make this application for and a concept of what they want the plan to be. From his information that would be enough for the health department to look at and see if it meets their requirements. Michelle asks if it does get approved, does the town decide if they want to create a special service district? Brennan said the town does not have to create or participate in a special service district, which would go through County level. Jace said the town could if we wanted to. Ryker said if the mechanism that is proposed by the applicant is a special service district, which would require them to go through the county. It is not just the public that can speak in favor of that or against it, the town can also. Ryker said service districts with tax residents tend to be harder in his experience to win. Gray asked if all of that would fall on the applicant. Ryker said yes and he assumes the health department would want more than just the intent to create a special service district, they would want the process started so they could be sure the service district would be taking control of the septic system. Brian asked would the tax base be only the people on that septic. Brennan said it would be the people in the boundary of the special service district. Ryker said he would encourage the town and commission to reach out to the County directly if they would like to discuss more on the special service district and creation of that entails. And what the potential pros and cons might be for the town, and what their role is and is not in a special service district. Brian asked Brennan what he thinks is the most feasible option. Brennan said he does not have an answer to that, he does not know all the details. Ty asked about the other option of the condominium and if you would need a special service district for that. Brennan said no, that is a different mechanism, you would follow different guidelines for that. Gray said if the health department signs off on it, then bring it in. Brian said to move forward here we need to create the ordinance. Michelle said we need to decide between the overlay and zone, but she thinks we need to give it to Town Council have them decide which way they want to go. Brian said he thinks the overlay makes the most sense, if the septic does not work, we want to be able to take that back out of the multi-family zone. Brennan said he had a question about the approval and motion to move forward, he said a motion was made to move forward with an actual zone. Michelle said it was a motion to move forward with creating an ordinance for a multi-use not a zone. At that point they did not know the difference between overlay and a zone. She does not want to create an ordinance for a zone then have the town say they would rather do an overlay and must start over. Ty said to what he understands that there needs to be an ordinance for an overlay if that is the route we want to go. Ryker said for the overlay to exist we have to create an overlay zone; we would need to create an ordinance. Ty said we could approve the ordinance and get it done. Ryker said if our intent is to create an overlay, we would not want to adopt a zone. You would want to adopt an ordinance that specifies that it is an overlay, you would not adopt a base zone first then turn it into an overlay. We would craft an ordinance for an overlay that applies to an existing zone. Michelle asked if he meant the zone is where you would want it. Ryker said yes and explained that a community he is working with right now, are making an overlay zone. He said an overlay typically allows for higher density than a base zone. In exchange for that the town or municipality requires additional applications requirements up front, to know that the project is and if it is applicable to the area, also if it is feasible before entitling the property. If you adopt a traditional zone, especially if it is a higher density zone, then you are entitled to that zone before knowing beforehand what is going to be developed. An overlay gives a town more discretion in their determination of where the higher density use is or higher impact are appropriate for the town. Michelle asked if overlays cause problems or if communities use them. Ryker said, overlays are quite common especially when it comes to higher density housing. An overlay protects the town better than a base zone does. With an overlay you can say this is going to have this negative effect on our communities, we need you to show us how you will solve the problem before we sign off. This can include concerns about traffic, utilities, emergency services, and different things like that. Michelle said would the applicant have to have money invested at this point or could they come in and show us the plan. Ryker said overlays usually attract developers that are serious about the project and follow through to the end because it does usually require some investment up front. Ryker said it would not hurt to decide which way we want to go then recommend it to town council before creating an ordinance so we would not have to start over if town council did not agree, especially since we would be spending money. Brennan said to go back to two years ago when the motion was made to go forward, how does that stand on a pending motion and application? Michelle said we just moved forward to create an ordinance, which is all we moved forward on. Brian said he thinks we have finally come to a point where they feel comfortable moving forward, before the septic was a big hold up. We did not want to spend a bunch of time creating an ordinance if the septic would not get passed. Brennan said his point is rather than sending it off to town council with not a lot of information and just asking their thoughts, we give them something we have prepared for them to look at. Brian said he thinks we can provide context to the town without having to pay a consultant to draft an ordinance then have the town say no they want a different zone. Gray said Derek has been here and he thinks town council does have some information on this situation. Ty said it seems the general consensus is to create the overlay. He asks Michelle what the town council feels since she is in their meetings too. She said the town council does not know the difference in the overlay vs base zone. They have not been presented with this information as a council. Derek would be the only one that knows about this. Ty said he has some concerns about the overlay but if that is the general consensus, there is no point in wasting another year. Brian said to Brennan you might have some concerns, but you are asking us to trust you, and we are asking the same thing. Jace said he thinks we can just go ahead and draft an ordinance with the overlay because we know that is probably what town council is going to choose. And if they do not go with the overlay, we would just have to amend a section of the ordinance. Ty asked if we could have Daniel draft something up for an overlay ordinance to present at the meeting on the eighth. Brian told Brennan he needed to have an idea of where he was going to want it. Ty said that is the benefit of the overlay that Brennan does not need to do that. Everyone decided they were good to move forward to get an ordinance going for an overlay. 
 
Action Items:

Gray called for a motion to approve our minutes from the June meeting. Brian made a motion to approve the minutes. Lacie seconded the motion. Everyone voted in favor. Motion was carried.

Gray called for a motion to recommend the STR Ordinance to town council. Brian made a motion to recommend the STR Ordinance to town council. Jace seconded the motion. Everyone 
voted in favor. Motion was carried.

Gray called for a motion to vote on zone versus overlay. Ty made a motion to create a multi-use ordinance with an overlay. Lacie seconded the motion. Everyone voted in favor. Motion carried. 

Michelle said we need to decide on which items to amend within the ordinances next. It was decided to start from the beginning and go with looking at the general plan and just going through all the book. Questions were raised about the fee schedule. Michelle let them know that it was finished and the town council passed it. She told them about the few changes they had made. 

Next, we need to decide on meeting days. It was decided that we will do the first Wednesdays at 6:30 pm starting in November. 

Information Items:

Michelle did mention that Brage had resigned so if the commission members could think of anyone to replace him that would be great.  

Gray calls for a motion to adjourn. Ty makes the motion to adjourn, Jace seconds it, everyone voted in favor, and the motion was carried.  



