Notice is hereby given that the
WILLARD CITY PLANNING COMMISSION

Will meet in a regular session on
WILLARD CITY Thursday, April 16, 2026 — 6:30 p.m.

Est. 1851 Willard City Hall, 80 West 50 South
e Willard, Utah 84340

AGENDA
(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 allowed.

1. Prayer
2 Pledge of Allegiance
3 General Public Comments (Input for items not on the agenda. Individuals have three minutes for open
comments)
4. Report from City Council
5. Discussion/Action Items
a. Review and consideration of subdivision improvement plans for the Mountain Bay Subdivision
located at approximately 8200 South Highway 89 (Parcel No 01-045-0133) (Continued from June
5, 2025)
b. Review and consideration of a preliminary subdivision plan for Mountain Bay Subdivision located at
approximately 8200 South Highway 89 (Parcel No. 01-045-0133) (Continued from June 5, 2025)
C. Consideration and recommendation regarding approval of the draft Economic Development
Strategic Plan (continued from February 19, March 5, March 19, and April 2, 2026)
d. Review conditional use permit issued to Granite Construction Company on November 3, 2015, for
a gravel pit located at 300 East 750 North (Parcel No. 02-045-0005)
6. Consideration and approval of regular Planning Commission minutes for April 2, 2026
7. Discussion regarding agenda items for the May 7, 2026, Planning Commission meeting
8. Commissioner/Staff Comments
9. 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/pmn/index.html, on the Willard City website www.willardcity.com, and sent to the Box
Elder News Journal this 10th day of April, 2026.

I/s/ 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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Planning Commission
Staff Review Memo m

April 13, 2026 WILLARD CITY

Mountain Bay Subdivision \_/

Annexation
Mountain Bay was annexed into Willard City in March 2025.

Preliminary Subdivision Application and SIP Application

The preliminary subdivision and SIP applications were submitted on April 28, 2025. A public
hearing was held on June 5, 2025. Public comment was generally supportive of the %-acre lot
design.

Planning Commission comments focused on concerns regarding the proposed sewer dry lines
and the single point of access. These issues were discussed over several months, with multiple
rounds of comments and revisions completed to bring the SIP into compliance with City code.
The Mountain Bay team has responded to the City’s comments, and only a few minor items
remain outstanding, as noted below.

Sanitary Sewer

Mountain Bay has received approval from the Bear River Health Department to utilize septic
systems. The developer has also agreed to install dry sewer lines in anticipation of a future
connection to a sewer system to be constructed by Willard Land Partners, LLC.

Culinary Water

Culinary water will be provided by BRWCD. Willard City has petitioned for 11 acre-feet of water
to be wholesaled from BRWCD to the City, and the City will be responsible for billing residents.
The attached Bill of Sale must be completed and approved by the City Council prior to final
approval. Water pressure (both loss and gain) is currently being evaluated by the project
engineers to determine adequacy for the subdivision. At the time of this report, this analysis
remains under review.

Secondary Water

Secondary water service for the Mountain Bay subdivision will be provided by Pineview Water
Systems. Please refer to the attached will-serve letters from Pineview Water Systems.
Additional details are included in the construction drawings.

Single Access Issue

The Planning Commission expressed concern regarding the subdivision’s single point of access
during the June 5, 2025 meeting. This issue was discussed extensively between staff and the
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developer.

The proposed subdivision contains fewer than 30 homes, which is within the maximum allowed
under the applicable fire code for a single access. While there are existing developments in the
area that collectively result in more than 30 homes accessing US-89 from a single point, this
condition cannot be used as a basis to deny the application.

The Mountain Bay subdivision complies with the applicable standard, and the proposal also
includes two potential future access connections. As such, the subdivision cannot be legally
denied based on access limitations.

Staff Analysis

Staff has reviewed the Mountain Bay Preliminary Subdivision Application and associated
Subdivision Improvement Plans and finds that they comply with city codes and development
standards. The applicants have addressed the comments from staff and the Planning
Commission, with only minor items remaining. Items such as sanitary sewer, culinary and
secondary water, access points, road standards, and storm water runoff have all been address
in the plans. Based on the provided plans, staff finds the project meets the intent of City
regulations and can move forward pending final resolution of the remaining items.

Remaining items include the water pressure of the culinary water, and the “PUE” being
changed to “MUE” in the owner’s dedication on the Preliminary Plat.

Mountain Bay returning to the Planning Commission with revised plans and all comments
addressed constitutes the end of the first review cycle of the SIP.

Recommendation

Staff recommends the subdivision improvement plans and approval of the preliminary
subdivision application. The Bill of Sale and final details for the culinary water agreement
between Willard City and BRWCD will still need to be resolved before final approval. If the ALUA
prefers, these approvals can be made with conditions that the Bill of Sale and culinary water
meter details be resolved before a final subdivision application can be completed.

Possible Motions (2 motions need to be made)

1

Subdivision Improvement Plan Approval

“I move that the Planning Commission approve the Mountain Bay Subdivision Improvement
Plan application, based on the findings in the staff report and subject to completion of all
outstanding items, including final engineering review and confirmation of adequate water
pressure.”




Subdivision Improvement Plan Approval with Conditions

“I move that the Planning Commission approve the Mountain Bay Subdivision Improvement
Plan application, based on the findings in the staff report, subject to the condition that the Bill
of Sale and culinary water meter details are finalized prior to submittal of the final subdivision
application.”

Subdivision Improvement Plan Denial

“I move that the Planning Commission deny the Mountain Bay Subdivision Improvement Plan
application, based on the findings in the staff report, citing unresolved engineering review,
incomplete utility confirmation, and outstanding items required to demonstrate compliance
with City standards.”

2.

Motion to Recommend Approval

“I move that the Planning Commission approve the Mountain Bay Preliminary Subdivision
application, based on the findings in the staff report and determination that the application
substantially complies with applicable City standards.”

Motion to Recommend Approval with Conditions

“I move that the Planning Commission approve the Mountain Bay Preliminary Subdivision
application, based on the findings in the staff report, subject to the condition that the Bill of
Sale and culinary water meter details are finalized prior to submittal of the final subdivision
application.”

Motion to Recommend Denial

“I move that the Planning Commission deny the Mountain Bay Preliminary Subdivision
application, based on the findings in the staff report, citing failure to demonstrate full
compliance with applicable City standards and outstanding issues that have not been resolved.”




4/10/26, 10:46 AM Civic Review -

Willard City Planning & Zoning

Mountain Bay
04/28/2025 - 04/27/2026
Subdivision Improvement Plan

Application Status
New

Permit & Licensing Software

Printed: 04/10/2026

Permit/License #

8013146

Reference Number

b172fb30-2458-11f0-9fef-f547dd0f8a39

Status
Active

Application Review Status

Pre-Review Reviewing
City Planner Not Reviewed
City Manager Corrections Requested

P&Z would like the sewer dry lines installed for
future sewer.

Concerns about the second access. This
exceeds the 30 homes if you factor in the
subdivision this connected. Also, are there any
concerns with UDOT from a traffic flow stand
point?

| question the cul-de-sac length with out the
stub road connected.

Date Submitted
04/28/2025

City Engineers Corrections Requested

Public Works Reviewing

Legal Department Corrections Requested

Final-Review Not Reviewed

Fees Payments

There are no fees There are no payments

Application Form Data
(Empty fields are not included)

Applicant First Name
Kelvin

Applicant Last Name
Judd

https://app.civicreview.com/permits/680fbeec771070e6d758fc4 1/terms/680fbeec?7 1070e6d758fc44/print-permit
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4110126, 10:46 AM Civic Review - Permit & Licensing Sofiware
Applicant Email
kjuddconsulting@gmail.com

Applicant Phone Number
(435) 640-4347

Applicant Address
1169 Hidden Gold Pass

City
Morgan

State
Ut

Zip
84050

Are you the property owner or an agent working on the owner's behalf?
Agent

Owner's Affidavit
M Willard affidavit.pdf

Owner First Name
Val

Owner Last Name

Poll

Owner Email
Val.poll@thrivepet.com

Owner Phone Number
801-920-2231

Owner Address
3823 Evergreen Drive

City
Pleasant View

State
UT

Zip
84414

htlps:llapp.civicraview.cornlparmitslBBOibeecTT107096d758fc41Iterrnslﬁ&()fbeec?ﬂ07056d758fm41pdnt-parmit



411026, 10:46 AM Civic Review - Permit & Licensing Software
Engineer/Surveyor Name or Company
Thomas Hunt/Hunt Day Engineering

Engineer/Surveyor Email
thomas@huntday.co

Engineer/Surveyor Phone Number
801-664-4724

Subdivision Name
Mountain Bay

Parcel Number Legal Description l.egal Description

01-045-0133 Attached 0 Lega]l Description Parcel 01-045-0133.pdf

Total Number of Lots
24

Is this a Residential or Cominercial Development?
Residential

Engineering Drawings
[ Mountain Bay Civil Set 4.25.pdf

Check each box to acknowledge it has been included with the application.

Drawings that show compliance with Willard City Public Work Standards and Subdivision Code,
Written approval from other agencies as applicable (e.g. UDOT, Army Corps, Box Elder County,
etc.), All information submitted with the Preliminary Application, Detail drawings, Landscape designs,
Final utility plans, Plan and profile drawings for roadways, Complete storm water plan with
calculations, Engineer's Cost Estimate

Upload any additional supporting materials - Click 'Add fo List’ after uploading each file

[ _2024-12-10 (10_30) (PA-156519) US-89 MP-424.25.docx

Subdivision Improvement Plans must be submitted along with a Preliminary Subdivision Application.
v

Subdivision Improvement plans are subject to 4 review cycles between the applicant and Willard City
designated staff, including Willard City Planner, Manager, Attorney, Engineers, Public Work Director, and Fire
Chief. Upon submittal of a complete Improvement Plan Application, Willard City will respond within forty (40)
business days with any comments or corrections. Willard City Staff will not review the plans again uniil all the
corrections have been made to the plans.

v

Signature

https:!!app.civicrev]ew.comlpermitslSBOfbeec?ﬁ07096d758fc41!terms!680fbaec?7107096d758fc44!p!1nt-p9nnit Tk




4110126, 10:46 AM Civic Review - Permit & Licensing Software
| hereby certify that all information provided herein is true and correct. | understand and agree to comply with the applicable

codes, standards, and the rules listed below.
1. All sections of this application must be complete and will not be reviewed until fees have been received.
2. The payment of fees does not guarantee a certain resuit and fees are not refunded due to the lack of favorable results.
3. Fees are an estimate of the costs for the City to administer the Subdivision review and approval process. Perry City
reserves the right to bill the applicant for administrative costs that go beyond the estimated fees collected at the time of

application.
4. Complete application and approval requirements can be found in Willard Zoning Code.

Electronically Signed
Kelvin Judd - 04/28/2025 11:46 am

https:/fapp.civicreview.com/permits/680fbeec? 71070a6d758fc4 1/terms/680fbeec? 71 070e6d758fc44/print-permit 4M11



WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, June 5, 2025 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

since the last time the area lost the battle for Cooks Canyon. He urged the Planning Commission to consider
the battle and the value of Cooks Canyon to them personally and to the community and begin actively
working to protect this essential resource.

Danny Olsen, Pleasant View, stated that he had applied for a conditional use permit for a food truck and
asked if he was on the agenda. Madison Brown, City Planner, said he wasn’t on the agenda. His application
was still in the review process.

4. CITY COUNCIL REPORT
Time Stamp: 06:20 — 06/05/2025

Jeremy Kimpton, City Manager, stated that during the May 22" City Council meeting the Council set a date
for the Truth in Taxation hearing, it held a public hearing and passed a resolution for the compensation
schedule, talked about betterment work on Highway 89 for city waterlines, and discussed the Willard
Canyon agreement.

Mr. Kimpton and Colt Mund, City Attorney, responded to questions regarding the Willard Canyon
Agreement.

5A. PUBLIC HEARING TO RECEIVE PUBLIC COMMENTS REGARDING A PRELIMINARY PLAN
FOR THE MOUNTAIN BAY SUBDIVISION SUBMITTED BY VAL POLL LOCATED AT
APPROXIMATELY 8200 SOUTH HIGHWAY 89 (PARCEL NO. 01-045-0133)

Time Stamp: 08:26 — 06/05/2025
Chairman Bodily read the Willard Planning Commission’s Rules of Order Statement.

Madison Brown, City Planner, stated that Willard had received a subdivision application from Val Poll who
was represented by Kelvin Judd. The subdivision was called Mountain Bay, and it was located at
approximately 8200 South Highway 89. The property had been annexed into Willard and was zoned R 7.
The applicants had provided all the necessary documents.

Kelvin Judd, Morgan, stated that they purchased the Mountain Bay property about 18 months ago. They
planned to follow the county zoning and subdivide it into half-acre lots in Box Elder County. They liked to
do half-acre lots. They didn't try to figure out the maximum density they could have. They followed the
zoning and base density. After purchasing the property, they learned they would have to annex to Willard
City, which they had done. Even though Willard allowed third acre lots, they chose to keep half-acre lots
because that fit with the adjacent development. They wanted to keep it a simple, economical subdivision.
They were proposing 24 half-acre lots on approximately 16 acres.

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

Chairman Bodily opened the floor for public comments.

Lance Lewis, 1005 West 8150 South, was excited about the proposed development and glad it would have
half-acre lots. He was concerned about the proposed single access point. The proposed subdivision would
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WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, June 5, 2025 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

contain 24 lots that would have access to Highway 89 through 8100 South, two blocks to the north. He
didn’t know if there were fire codes that would address the access issue. At the intersection of 8100 South
and Highway 89, it was illegal to make a lefi-hand turn because the entrance for the Macguire Gravel Pit
created an offset intersection. The proposed subdivision would increase the amount of traffic at the 8100
South intersection. He suggested that the stub street to the south be continued south to 8300 South, the
street south of the LDS church.

Lacey Shupe, 966 West 8150 South, liked the proposed subdivision plan and that it had half-acre lots. It
seemed everyone wanted to bring in small, dense housing projects. She was grateful someone had looked
at and followed the zoning. She would be happy to have this development next to her. She also liked that
it would have curb, gutter, and sidewalk. The street she lived on did not have curb or gutter because the
county didn’t enforce the drainage requirements. There were drainage problems all over her neighborhood.
She thought it was interesting that the county wouldn’t accept responsibility and was forcing Willard to take
on this property. She felt that was how the county felt about their area. The county didn’t want to deal with
them.

Lance Lewsi asked if the proposed subdivision would be served by Willard water or Bear River Water
Conservancy. Commissioner Dubovik said that water would be discussed later.

Lacey Shupe asked if the lots would have septic. Kelvin Judd said they would.

Bryce Shupe, 966 West 8150 South, seconded the comments made about access. The access from 8100
South onto Highway 89 was becoming a hazard. Traffic turning left onto 8100 South came to a stop in the
median, which wasn’t very wide. It was a safety issue. The proposed development would increase the
traffic. He hoped that an additional entrance to this development could be included. it would alleviate the
amount of traffic on 8100 South.

Kelvin Judd agreed that ideally a second access made sense. UDOT would not allow them to have access
onto Highway 89 because it would be too close to 8150 South, the Maguire Gravel Pit road. The City
Engineer had told them they needed second access. They were trying to figure out the details. They hoped
to purchase the Box Elder School District property to the south, but the school district had to follow the
protocol for selling public land. Their subdivision was planned to connect to the south. Whoever purchased
the school district property would have to go through the same annexation process they had. Whether it
was them or not, there would have to be access because of the stubs they were providing.

Bryce Shupe stated that Willard would be providing emergency response to this subdivision. Did an
emergency response give Willard leverage to ask the county for access through the property to the south?

Lacey Shupe felt access for this subdivision needed to be carefully considered.

Clyde Westley asked if Willard had considered snow removal. There were a lot of properties being annexed.
He hoped current residents didn't’ suffer because of the distance Public Works would have to travel to
provide services.

Commissioner Dubovik moved to close the public hearing at 6:53 p.m. Commissioner Gilbert
seconded the motion. All voted “aye.” The motion passed unanimously.
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WILLARD CITY

Planning Commission Neeting — Regular Meeting
Thursday, June 5, 2025 ~6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

5B. CONSIDERATION OF A PRELIMINARY PLAN AND SUBDIVISION IMPROVEMENT PLANS FOR
THE MOUNTAIN BAY SUBDIVISION SUBMITTED BY VAL POLL LOCATED AT
APPROXIMATELY 8200 SOUTH HIGHWAY 89 (PARCEL NO. 01-045-0133)

Time Stamp: 23:47 — 06/05/2025

Commissioners Bingham and Gilbert asked if the subdivision would contain dry lines that could be
connected to the sewer line that would be constructed along the UTA right-of-way.

Madison Brown stated that the City Engineer had commented about the need for dry sewer lines. She felt
that was something the city should require. Hopefully, someday the sewer line would be constructed. In the
meantime, the developer did have permission from the health department to put in septic tanks.

Chairman Bingham agreed that dry lines should be required.

Commissioner Gilbert verified that the Suncrest Subdivision located south at approximately 8300 South
Highway 89 could not start until the sewer line had been constructed. Jeremy Kimpton, City Manager, said
that was correct. Commissioner Gilbert asked about the time frame. Mr. Kimpton stated that the developer
of Old Farm Market, a subdivision fo the north that would be located at approximately 7100 South Highway
89, was trying to resolve wetland issues with the Army Corps of Engineers. The sewer wold not be installed
until that issue was resolved. He didn’t feel the sewer would be constructed in the immediate future. It was
probably several years away.

Commissioner Dubovik understood there was concern about land in this area not percolating. Mr. Kimpton
said that was why Willard required the developer to receive approval from the health department.

Commissioner Gilbert realized that requiring dry lines was a big burden for the developer, but the
requirement made sense.

Commissioner Bingham felt dry sewer lines should be required so the road didn't have to be torn up in the
future at the expense of the city.

Commissioner Bingham asked who would provide the water for the subdivision. Kelvin Judd stated that
Willard City petitioned Bear River Water Conservancy for the culinary water they needed. That pefition was
approved last week. They had a will-serve letter from Pine View Water for secondary water. They would
have pressurized secondary water.

Madison Brown stated that Bear River Water Conservancy District would wholesale 11-acre feet of water
to Willard City. Willard City would retail the water to subdivision residents. Bear River Water Conservancy
didn’t have the resources to bill residents for water. Willard did.

Commissioner Dubovik stated that Willard normally required a developer to bring the water a development
would need. The amount of culinary water needed for Mountain Bay had been reduced because it had
secondary water. How much had the water requirement been reduced? Jeremy Kimpton said there was a
formula used by the City Engineer

Commissioner Bingham asked if this subdivision complied with the master road plan. If connecting roads
were shown on the master road plan, they would go in regardless of who developed the adjoining property.
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WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, June 5, 2025 — 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

Madison Brown said the current road plan did not show 1000 West going north because of an existing
home. A road was shown from 8150 South to 8300 South at approximately 1050 West. The west road in
the Suncrest Subdivision would tie into 8300 South as well.

Commissioner Bingham agreed with the comments made during the public hearing. It was difficult to turn
into this area from 8100 South, especially when trucks were coming from the Maguire Gravel Pit because
the intersections were offset. The subdivision itself only needed one access, but that access was through
another development. The total number of homes on the 8100 South Highway 89 access was more than
the proposed 24 lots. According to Willard's fire code requirements, there could not be more than 30 homes
without a second access. Was there a way to require a second access through the school district property,
even if it was simply road base?

Commissioner Dubovik agreed that 8100 South was the only entrance for the existing subdivision, which
had more than 30 homes. The proposed subdivision would add another 24.

Commissioner Bingham felt Box Elder County had already allowed more homes than a single access
should have. If the developer could secure an easement through the school district’s property, it would
provide a second access for the entire neighborhood.

Commissioner Dubovik stated that if this was a Willard subdivision, it would not be allowed because it
exceeded the number of homes on a single access.

Commissioner Bingham stated that the same safety issues existed regardless of whether it was Willard or
South Willard.

Colt Mund, City Attorney, stated that this subdivision had been annexed to Willard. it needed to be treated
the same as other subdivisions.

Commissioner Dubovik said there were already more than 30 homes on the single access of 8100 South.
The proposed subdivision would exacerbate that number.

Commissioner Beebe asked if there was a possibility of extending either 1000 West or 1050 West to 8300
South. Commissioner Bingham felt an easement with road base would serve as an emergency access just
like the emergency access was working for the Rod Braegger Subdivision.

Commissioner Dubovik felt the City Council might be able to engage with the County Commission. He
roughly counted 40 existing homes with one access. If there was a natural disaster, this area would have a
huge problem. The resolution should not be at the complete expense of the developer because the Planning
Commission had identified an existing hazard.

Commissioner Bingham agreed. The county had approved the existing subdivisions which did not comply
with the fire code. An approved road base road would be better than what the area now had.

Commissioner Bingham stated that if the access and dry sewer issues could be resolved, he felt the

proposed subdivision would be a good addition to the area. The other Planning Commission members
agreed.
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WILLARD CITY

Planning Commission Meeting — Regular Meeting
Thursday, June 5, 2025 - 6:30 p.m.

Willard City Hall — 80 West 50 South

Willard, Utah 84340

Commissioner Gilbert asked if Kelvin Judd had seen the City Engineer's comments about the dry sewer
lines. Mr. Judd said he had spoken with Zac Burk. They wanted to do the subdivision right, but it would be
a significant financial burden to plan for a septic system and a sewer system. A homeowner bore the burden
of financing a septic system that would someday be abandoned. They would bear the burden of a sewer
system without the benefit of being connected. At some point it would become cost prohibitive. Was there
some way to be reimbursed through impact fees? If the cost for dry lines didn’t break them, they wouldn't
fight the requirement. He understood the city’s reason for the requirement.

Kelvin Judd said they were actively working with the school district to purchase the property to the south,
but the school district had to follow the state code for selling property. They couldn’t pick a favorite. At some
point a road would extend south to 8300 South. Was there a way to work with the school district to record
an easement where the most likely place for a road would be? He hoped there could be a resolution that
wotld not be costly for them.

Commissioner Bingham stated that the master road plan showed a road in the 1050 West vicinity. No matter
how development occurred on the properiy to the south, a road would be required to connect 8300 South
to the Mountain Bay Subdivision. Mr. Judd asked if there would be issues with UDOT if a road connected
to 8300 South. Commissioner Bingham said there was already access onto Highway 89 from 8300 South.

Kelvin Judd felt it would be ideal if some kind of condition could be worked out for access. That would allow
them to move forward.

Commissioner Dubovik felt dry sewer lines were significant, but he felt access was the showstopper.
Chairman Bodily asked if the dry sewer lines was a requirement from the City Engineer.

Jeremy Kimpton stated that tonight's meeting met the public hearing requirement. Preliminary approval
could be tabled. If the Planning Commission wanted, the staff could try to address dry sewer lines and a

second access with the developer.

Colt Mund stated that the Planning Commission needed fo identify specific modifications to the subdivision
plans so the developer could be addressed.

Commissioner Beebe asked if Willard could require a road from the Mountain Bay Subdivision to 8300
South. Madison Brown said it could if the school property annexed to Willard.

Commissioner Bingham hoped the road plan would still apply to South Willard. Mr, Kimpton also hoped
Box Elder County would acknowledge the road plan.

The Planning Commission agreed that additional street access and dry sewer lines needed to be
addressed.

Jeremy Kimpton stated that the staff would take those notes, meet with the City Engineer, the City Atiorney,
and the developer to see what could be resolved.
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MOUNTAIN BAY SUBDIVISION

WILLARD, UTAH

CIVIL CONSTRUCTION SET

SHEET INDEX

SITE DATA

PROJECT TEAM

AGENCY / UTILITY CONTACTS

CO0L  COVER SHEET

€002  NOTES, LEGEND & ABBREVIATIONS
Ci00  SITE DEMOLITION PLAN

Q200 PROPOSED SITE PLAN

300  SITE GRADING PLAN

C400  SITE UTILITY PLAN

cs00 PLAN & PROFILE - 1050 WEST
Cs01 PLAN 8 PROFILE - 1025 WEST
s02 PLAN & PROFILE - 1000 WEST
cs03 PLAN & PROFILE - 8150 SOUTH
€504 PLAN & PROFILE - 8150 SOUTH
€505  PLAN & PROFILE - 8150 SOUTH
€500  CITY CIVIL DETAILS

601 CITY CIVIL DETAILS

€602  CITY / SITE DETAILS

C603  PINEVIEW WATER DETAILS
€604 PINEVIEW WATER DETAILS
805 UTILITY DETAILS
STORMWATER POLLUTION
PREVENTION PLAN

STORMWATER POLLUTION
PREVENTION PLAN DETAILS

Know what's below.
Call s you i

PARCEL NO.:
01-045-0133

LOCATION:

LOCATED [N THE NORTHWEST QUARTER OF SECTION 11,

TOWNSHIP 7 NORTH, RANGE 2 WEST,
(OF THE SALT LAKE BASE AND MERIDIAN

FLOOD INFORMATION:

FLOOD ZONE DESIGN ZONE "X*

2onE:

RESIDENTIAL DISTRICT (R-1/2) - 1/2 ACRE
PROPERTY SIZE:

15.963 ACRES
24 SINGLE FAMILY LOTS

PH: (801) 920-2231

SURVEYOR:

KUNZ ENGINEERING

ATTN: BOS KUN2

280 EAST 260 SOUTH
QREM, UT 84058
ROBERTDKUNZE@GMAIL.COM

CIVIL ENGINEER (PROJECT CONTACT):
HUNT DAY

ATTN: THOMAS HUNT, PE

3445 ANTELOPE DRIVE

SYRACUSE, UT 84075

PH; (B01) 664-4724

GEQTECHNICAL ENGINEER:
CMT TECHNICAL

2796 SOUTH REDWOOD RD
WEST VALLEY, UTAH 84119
PH: (801) 908-5859

CMT PROJECT NO. 23451

PUBLIC WORKS:
160 E 300 S

WILLARD, UTAH
PHOMNE: (435) 734-9881
UTILITIES:

WILLARD CITY WATER
BOW SO N

WILLARD, UTAH

(435) 734-9881

FIRE DEPARTMENT
50WS0N

WILLARD, UTAH
PHONE: (435) 734-9681
GAS COMPANY:
ENBRIDGE GAS
PHONE: (800) 767-1689
POWER COMPANY:

ROCKY MOUNTAIN POWER

PHONE: (B00) 469-3981

NOTICE TO CONTRACTORS

mEEWMLWWOFWMWmOR

RUCTURES SHOWN ON THESE PLANS WERE OBTAINED FROM
AVAII.!B.E INFORMATION PROVIDED BY THE SURVEYOR OR CITY
PRODUCED DOCUMENTS, THE LOCATIONS SHOWN ARE APPROXIMATE
AND SHALL BE CONFIRMED IN THE FIELD BY THE CONTRACTOR, SO
THAT ANY NECESSARY ADJUSTMENT CAN BE MADE. IF ANY

PROTECT ANY UTILITIES SHOWN OR NOT SHOWN ON THESE PLANS.

HUNT - DAY

3445 Anteiops Drive, 1 200
Byracuse. UT 8407

PH: 601604 4724

EM. ThomeaHuniDay co

MOUNTAIN BAY
SUBDIVISION
8200 SOUTH HIGHWAY 89
BOX ELDER Cguaty, U1

"
(2
"
CITY COMMENTS '
BY

1 G
2oz
L 0rals

0 ol

REV. DATE

SHEET NG,

Co01



ON 1335
Aaiqqy e . i - T L s
ALY~ DpOaT) GAILSI ¥ CE-C) 06 vl 40 SININTEIEITY B WAL SV
3 pusba i A T e S R
1 S T ALTSMRINE VN 2 1570 - 10G) W 3 TV NS
smﬂﬂoz e e el A s et g NODES20 ST L b/E CLBATRMY MY INIIN LT LSHLA 3L HLLI SLATY OML N GEVY 30 TIIA A H3A0 SSINODAL
5wy s 3o NNV ALV FALLTD TV 40 o1 3ADRY .+/1 ¥ 78 OL LNGKIAYS IV
AT W CTNIBOS IHIAYE TALWIDLLNY
i ani S BT SRS e A - DL WOTS X330 OML ISV LY WAGUMAY 804 OILLIWBNS 36 0L NOKSI0 KIW SONTH 2/1 30 TIVIS J50v00 TWAINS -
st e 596 HITHINIH ¥ 38 TIVHS NOLLIYGHOD L TVHISY
i TSIMAILO CLLON ST FIHOANS (6] LIV ONY VTl
R e Bt L e i el Pl AN ATHOT 3N F5YD V0TS (58] C2LIVINOD 40 .5 M0 L€ HIHININ ¥ 38 TIVMS INSnnvd SATHNCD LVMASY 75
T 3w iy v
=y K50 T 014 WY TS Y3150 100N L ML NDLIRISM) T SNVHLTUNA IO 1IN0 MLIM OTTVIS 36 TIIM (D13 ‘S1NIO NOTSHYAEE KO MOTLYTMISHO TOM1NON) SINIO T
cmzinie . 1T, TILLS S1 11 TTH/A 80K 38 TIHA
et S$310N 100n AUTEINOD MIN 40 INTELLSY . ANV “THOCHE 8D 0IRENH ¥ 3084 TIIM ™
iy g FOUOW Wi (%05 CLVSOD
TEMA ¥ WIAD F5VE TIAVHD b WORINIF ¥ NO OOV 38 1M 3LRONDO 0VHO-NO TV ‘G0N ISIMNIHLO SSTINN -
D41 LB Kty s
LTI KTLNDD NOTSORS MV ‘LM LT ¥ SHITSHI TOUIND) M 0L TS NAOG-INUILL 3 HOHINIW ¥ 3AVH THM J0VIS-NO-SEVTS. TV ‘040N FSIWEIHIO SSTINN
i 53908 5340 O WY VDIONIN3d MYHLS SHDOVML 1334
B AR S0 MO VO A SOW A1 MILDOVL Y MM 05 DT DL LON DHI WS TWID3 LY SLNIDE NOTSNYXS HLA30 TI 3AWH ONV 1334 01 D300 0L LON STWANEIN
| “SOOHIH INMOTIN 34140 FHOH L1304 1 GHHOTS 38 ATVOIMAL TIA L3 WRLND OMY TNND 4TLSMON ‘STIVMAN D ‘SAVMANALYM AL3HON)
) SN0 0 1Ol e Bl e B0 WO N THM (WHL 34075 0IS0HA ANY - S1T “1334 0S (HII%3 01 LON STVAMIND
YEY CIMIVINGD ¥ OL AT ONLLISOM30 ONY 'ant WNAI 1¥ ANV KO LITIHIO NI STOMWO ‘GIX14 36 01 O3WI30 15ArB0 ANY ISNIVEY DIV 38 TIM SINIO! NOISNYX3
STWOS AJTHIA LY DRDOTS “TYINALYH CEDCVILL L 40 EHEGEMS J0MONI TIIA &1 MY 31 AWK MIOM TYIHON FHL 40 OW3 L HAGH0 TN ONDOVIED) WOTHYY IHATI 0L GOV 38 TIM SHINOS  SST1 ST MIATOTM 'HAL0 WL SILL
LtV A - NYHL LYY F5¥D 0N T LN “TWHLLIVH SY NOOS S¥ df) 03WIT 38 1SN SOVOH 0IAWS DLNO GTOVHL INIRIOSS  #11 140 HLOIM MIZHL 25003 0L 10N STWANELNL LY (HLE0 ML #/1) GIH00S ATIVOIEAL 38 TUM HVEFNOSEYYS  +
UMV H0 LHDOIH IHL STV IND A TRLVINIX DRy STHOWIE NOTLISOE0 SSTN
B e — 40 A7 WL NI GIAOHTY 0 LTI ATHL TIVINIVY HOWE MLV (EAOKY 30 0NOHS SIS0 LIEWIIS £ 1T IV B0+ LA TS WHIKYI ok 'S4V 7 8 '5d 000K ‘Xt OV 59 WOHINGW ¥ 30 TIVHS AITONOD 315
e S — 235 HO L3N SHOLLIBaSHT WS TE
4 . 3HL 40 STA00 ONY TLNTHTOI0 30 TIVHE OB AMWSSIIAN 51 TWADWDY LNIWIORS 5O W1V 41 INIWEELE0 0L
2 NaLLPRRY 2| ————— STVIN ™ A FONDNT TIVHS ALTTIISNOGETY SHOLWALNOD 3L 71T EE:B!B!E!.« oL
NOLLVONRS X 3g — = Wt 1] o 1n0-350T
.l.‘q Lo MRt LT TN STWLL TIV 1Y CHNIVANIVI 36 LSIH SV STHL HO MMOKS (546 STOLLOVYS LNSREENDIVR L536 TV 111 Slrzlngshﬁgu[o—%gg T WD L T
A/ DTV 0T KNI DNIMIADO B0 IMIAD 311 AR GALNNDISI 38 TIVHS FOVOSY ML “ALIS 31 OL
/fu“\ NIV QG i VDN TN 01 TLLIWT] 38 TS 4L R T
R i e S e e WOLLEMGH  NOLUTIIO WALV WS ¥ 3V OL SNOLLY Wiy SOl L3415 3L
Y 3¥18 A8 L L8 TIIM ALMAIOSS OL SSTIN 1Y 501 T 01 M LSS Jm e TRV M R TR NOHLELA U CT
v oEvd iy osoa [ NIV 2008 % AN L3HON 3LYOORROIDY 015 STHNSYIK Y0M LMD NOTSDNE AJIGON THHS HOLVHLNOD 31 v NOLLINMISNOD
MIV0 HGLS X “SUNOLNGD 341 0 THTIVaV GIMOUINS 30 TIVHS VMY 31 A3M L SS9 ONY SSTUDNT 404 ONY TOVNIYEQ S3e0d DNLISDE ONY
e amon s [ ] “THOK 4O SAVE #1 HOH N30 CHY C34HOD 9Y SHOLIS em A3 ML SNOLLISNWILL WOLLIIA VY TWANCZTHON AMYSSTIIN Tv J0IAGH! TIVIES SDLWALNDY T+
m wlelala NIV J00% 026 WL CAONTONE 38 01 1500 HAEYM NOLUNTHISNTT "Wil3W AWVEOdEL TIVASNT 01 ONV 357 "I ONTEAWEL 40 0L ONY SHEINMO ALEROH] INDVITY 0 ININIANCON] HORINN
£ NS WRIOLS B04 INVSAH ABAIN ¥ 2UYDDT DL MDLTVHANDD " 15010 T0MLNDD 01 OFHALYM 1415 T 6334 THIHS HOLWHINGD  EDY SQIACH (LL SV AYT LICHLIM NOTLTWHOD 01 GRUDS084 39 TIVHS ‘WOTE 30MO 'SLELLS JIWNd N1 AUOM (1'%
MEEEE snawanva svassy casoaow [ | — s ‘GITIM S¥ SHLMOVS L IO 0L LSTy ‘RN 41 Wt MOLLNATIRS NOLLTTION
£|&|E LS 4L AV TIN SYOLIZASNI ‘05 TV SILLM0 3HL AS NOLLFSNE 01 L3300 25 TIVHS J5OM TT¥ ONY STNYNICHD WALV WHOLS ¥ LIS NOLLNTMASH HAIM NOLLFHNED NI XM T QWY ANY WO DNLLISSH STaEIa
£ | & “ NIWHO WYOLS 13 WHOINOD TIWHS WIELLYW T 40 NOLLTHLSNGD 40 NOTLISOMC WOVONY AJONTY B2LYM WIOLS WORS B300 AVH LYHL ZOVIHYVO TIV ONY ANY WO SILLSSSON
v amonnasoesd [ ] L — = 04 TOALND) NOFSOH] SHITIACHS B0 STHLIW INTWIDWNVW 1530 350 DLl HOLAIINGD T __ 101 LHEOVTCN LU0 015 SHOLLTIOS 3k MW AWYSSII3H TV 34V TIVHS MOLIVHLNOD
VRIS ROTS0RS Ba1 GOUVONYLS AOWER T
NVR NGy ————— 0D TV
swcwesusea [ ] VTS ARVLINYS —_— NOLLIMLSNOD “MOLUGE L5307 ',S301A30 TULNDD WL
m m w m e ANY O HOPSd L ASLLON TS L | THLSHNOD. EHOLIND NO TN JH1 0L WHOSI00 TIVHS NOLLYINITIO 4L ONY ONICVINIYE ‘DNINOES
L b e ol — FHL NI ATNVETIOSIO ¥ 40 LK3A3 JHL NI SHOLLYOLIO3SS 3A08Y 31 OL J340Y THAMS BOLWLNGD 3L €6 SHIsOM Fensn1 0L
vernre o3sceoes [T | NIV T004 1§ ———————s — — — NOLLISHIC ANY N 36075 ENAAS AIRDNM %02 ¥ SAYH TS S3L7CH LNV GNY STVAS ONDRV YOV £6 SV ONY LIERIND SML0 ‘SHIHSYH 'SNOTS SIOVITANVE JOIADES THHS HOLVILNDD L%
EIATS AMYLINYS 15 i 4075 DHINMITH WIWTOYH (211) WECR Y 3AVH TS Sawvil . SLHI
E.ha!nﬂldaﬂz.ﬁ. OO ¥ IAVM TIVHS STLN0N OB IHL IO NG ALHHON KON
p— e LUATS it 5 — 3OS SO HOWIOVW (05 1] 00T ¥ 30VH THHS Su08 - ALVTBOTY FLL WO SININTSYE HO/OHY NOTSSIRNM NIV180 0L ALITEISNOMSIN SHOLVHIND ML ST 1L 9%
ey T — SHOLIVILATIE DNIMOTIOH B4 L339 TRV STNDW VOV / WWTKISIIS 18 NOLIYAYIG HONIUL 0 SLIAT) ONY J2¥H0LS WIELvw
A Y130 AL TV TSI WVaramy T8 “DNIEWLS ANFINE Y TTIIMEA ‘DL GLLIWE LON 51 LN8 'SIONTNT SIKL “SLINM LD
Sin R PN PR == == T e CEIADUBY 31 NEHLIM STLLIATLDV NOLIJATHLSKO0 TIV 6333 Ol GIMNOTH ST H0LOVHINGD
WL = ™ FLVA AT E LTS 10K F4L NIHLIM SV “SLNGHIACKINI IYS 30 WO L
awen |1eaqg |eadA] i 3 R & = SINTHIHOW T DT WO TUM BOLVINGD % FHL A8 CRITVAIY 38 L5T1W HOLWEINGD L AS GISIWD.
= |ziz|2|2 Ao ” ik TV L3401 TRHS. e A ISP D TS0 LIRS LITHLN AN SIVIYON ‘ALIMOUS S1VAR
e——— NIV 40 401~ sl WLV AN 03— —— S S S 341 MO NVCHS S ALTIEIYS B0 GV TV FH.. 40 VD CHAOMWKIY 344 0L STIE BO/ONY SAID) HilM QMY I SMLISDG TV L31LDN O1 AMVSSIOIN STNSVIN TI D1 TWIS BOLVAINGD ¥y
1//.@_ T 0 401 = Mol ALY ANV ) — —— —— 8 e Gacﬁvxe...ﬁﬂ.s.pﬁ:g.zﬂ.. 415) NOLIYIOT T LNOTTHON L MLIM DWW 36 TIVHS STWVLS 3ML 'SHYd VRN ONY SEEHEOM B0 NOLISLLON FHL 804 ONY 'SI-ONGHL ONY SNOLIYAYIXE 40 ONIVIE ONY ONTHOMS
e ey 1ova ANGMNTTY WL M0 SAYLS LIS 0L HOAIAYTS OV AT WY W00 OL B4 SUBOLVWNG £
SHIVIS 40601 = oL INOHITTLL Ll ASNW BOLVILNGD. e SININTHINDTY WHSO TIY 1330 TS ONY 130k 311 40 4L3S 4L 804 TIISHOSTH SI HOLWHINGD Ty
o 5 WOUESNEDOL= 0L OHEEL 1 — — — _——_— ORI RS NOLLNTELSMO) 40 SOOHLIN GNY SHY3H JHL 04 TISHOJSTH ATTI05 ST HOLWWINGD _ Ty
WOL1086d GRY ALSIVS Bv
SIN s ALFONGT 40 G601 = Jou TVNDIES J144VHL “NOLLYMSN] TN OL ¥0Tod &
awep |ielag ETVHASY 40 0L = oL NS DL ¥ ‘SIS0 NOLLONMLSNOD ONY ' 110 "S00% 40 v WEOLSTH 112 OTINDTH ¥ THIA ORODED OV ‘DVOMEVE
pud o2 i - g — ALTILLT 1YL 33A0 NOLLIBSTANE SNIAVM ALTHOMLTY HO ‘ALTTVATIINR SNINGEACS) JHL 40 WAGY SO0WAM “LINHOD SR 0L MLOVAIND SMOHETTL WO 4AAAC0 ALTIRIN VAU L I
i WAL ML A1OHAIAN HDLOVALNG HL A 30VW 30 TIM NAOKS S¥ SILLITLLN 40 NEHS30 3L NI IRWO 0N 0T'L THITING D1 D13 T0V1 "DIAKS v [
o ” il TS LIS = = i W 13— = = Ak — — X0 4L 40 FOIM Tl WL Erl
M B W i adais = s e s MSITH 440 412 38 TVIS SLINONDD J0TSNI L HO ANOVS um arsun SN0 TRISSTION -
im o 34U ND VIS LHDLL HALYM TIVHS ST008 OLNE 3414 NIVIO OIS TN L SV LIS MUY
xe T Avwio s ou SUOUVIININMGD 10— —— —— sy —— HDLL L = We0S TIY NOLL LW T -
im n TIOHNYM 40 W8 = e AL A —— SNOLVIHTRMS (SHINITING 344 OL NS VUL E ONY SN WOTMLOTI LS -
r-lm s iz ¥ e i s O SCUVONNLS ALTWADIINN i M 20 DLUIMIS WHOLS L o A
mm o a N ki UTONDD CIUOME = o i SMOLIVOLCES OWY SOVONYLS LORUSIO M35 SOL GRLIWTY LON 18 SAIGITONT ‘SINTITSI0 33HL0 TV HLIM AAYNITHO00 OL ¥OLVHINGD €T
uoREsynUep ERa Adlipd = ub EER oo [ WITS AVAINVS 5L G0
rm “m l ER AP » P v THnIYN S “SNOLIYIDIIAS ONY SCAVONYLS ALIVATIINON ATISVA 38 N LWL 510 MO J0¥H 3 T ON
o Lensisra s NSO W0 LI TNVCHOI0Y M GILYTHLSNGD 36 01 SINT1 DAMIS Tk ONY WLLVM DewVD 5 T AdiA
iQx b i R ATNEENYL 40 1108 = " - ——————————— IAGLE G G ok IS ey 9 CERMoW S 15T B2 4T 0 NN LD
> . - S3NVAMIC) ALTTLLN HOK: GNITVLSKD HO SO ul MO NMOHS NOLLYWHCHNI ALTTLLN ONLISDK LAHNDTY ONY 30V 4L 40 HOLINALLY 31 OL L3N0 NG 10N 34K SLITUNOD 40 NOTIYILITLON ORY O3LTE LON 41 SV
mm mm Iy Im 000 O TG FE S0MAT Alxamg 2u AL MRALIS 10 e - e S 04 Mo MIT3did “TYIHY 1333 008 40 WIWINIW ¥ DNTONLDA 53HL N KUISHMCNT NARCHS S3OVIE WO SHOISNAWIC FHL. 0 31 IHOTSH 28 DL IHIAVH XM M0 HOLVHLNOD!
i3 [ N WOLLVATT 10 e 04 ALTIINAHINDS = 9 -n 38 GH14 3L KT ST 40 SIELLIWVIO JSLNO ONY AL ‘3215 'HLEQ MO0 A1 OL 1 SOLWANOD ML 0L OIVd 30 TIVIES HOLIVSHIGROO VUL O SIOVHD IV HO NYle ANVSSIII B0 NOLLTHLSHOD HLUA
g [ ANETHON HOATAHTS . TUNLYABND 40 1104 = P9 we “SUNFERND F5HHL HLIM 4O 04 FTIV OL 3N 3NOGTS 30 0.5 NIAVH NIOM ¥D4 SO AN SHIGTI0N 01 WOMS SANYMICSIO ANV 30 MEMIONILILIIONY ALION TVHS HOLWHINGS NOLLMISNCD 01
3 4 3L 0L GT¥d 38 D1 51 NOLLYSHESWOD YULX3 DN *NTVN SHLLSTCE 3HL £¥ NOLLSINNGD CILITEA CTHIS 344 OL MODS HOLTVALNGD i AS O3LATI 38 TIVHS SV 3L ND NMOHS SNDIS3D ALTILIN ¥ S30Ve ‘SHOMINIG TIY__1(
m S O o] NN NOLLSS: @ 3D WL - - AL NAOUML Y == SMITING NI L0 30T T WO MO THL ST 01 0N HOLIVNIOBOGD B33 SOV LS TIAD CR0ATS TOIVILTEAA OWY NOLLWICW000 0T
he= > UNERNOH 132415 13 . LW = nl MMM T e e 38 15NH YOLNLING 8BNS TODNHOIN SINLY ALTTEL ALIAYID 3N TIV 40 ON3 M0 ¥ 1V15 LSH MOLMRIUNCD 0 o w "™
A0 NWOM S1H AR OIS0V STLIMIVA 353U 0L HIVATE ONY FOVIWO MO HOLOVELNDD e i ONY (YO 3L ONTTION INCD) AT
m o N e * ) o SONIH HILN) L5003 3401 O1vg 30 TWVHS NOLLYSN34WOD WHOLLIGOW LON "SI M3 ANY SNITIVLSH] 1 HOPdd S3LLITLLN DALISTC) e " TN L NLROMANY T
m o - AN NOLIVETT § A 300 = £ WM WIOINDY ISDE — e —— ThY 20 NOLLYOOY WANGZINOH GNY PILLNIA 34 HIOU SNDOMLOA 48 AdTIA OL WOLMUNGD  £'C NOLYAHISTO SRIHINDIY
N IO — "NOLLIMLSHCE) ENLLNYAS DL HOTH STLLTTN I3 HOLLYIELSMOT 40 F5¥he AN ) ONTHIADD) 20 EIRVACY I SHIYOM B ALTHOWLITY DNLLY3SHI
IR TR - RTACH H VIO 1 TS 310 HONCHL YO LTHIO 1ILTE STHARHO0 ALTTLLN SNOTHYA L LWINGD D1 ALTRISHOHSTH o HOLVALND
X% VL - ANVUOAN TWl B OOV WNOUND ———————— —— T SO LWHINGD I 3 TIHS L] SH003W ANVIWOD ALNLLN WO ONY S43ANNS EILLINOHANY ONLLLINS
XOR WL "] VD GREN 5 WOV ——— | f e fe LS N GISVE 3 SN 5L MO NOMS SILLTTCINS ONORREONN 40 SHOLLVDOT ML 1t 1 40 TIV AG CIAGHAAY SINGAIND00 310 MY SNV G M
WA et 4L LA NS0 TS MOLLYDIMIYS 4O NOLLIMHMISHOD ON gﬁ.;ﬂg}gu.ﬁw—sﬁa
04 MOd - o MR L oo AREL AN, CEVINDEY TIV LYHL 30 DNDAW H04 TIISMOSSTY 38 TIVHS NOLIVHLNGD 31 ‘NOLLITMISHOD ONLIWWAS O WOTBE 12
. T s X S s L DARERCENY 10 3 AR o S 5 ST TR U L 4 O
sz 341 30TON] TS SNIVID 3115 +9
o3 deguunytyvesiovs n3 bmtamny o) bt il = o tuiploion'd “LOKE 5105 THL NI HLMGH LTS SNOLLVONIHROI3H WD ML
PELP IR IOR Ha 40O WLV - FEE) o oL — —— —— — FHL MY SHOLLYILITI3S ONY SHYId F53HL ML 3NV HT ELUWGWO) NI SAVH ‘T3Av B0 BAVH LSTIH SNOISIATY ANY 'SHYd 5341 NO NAOHS SY 30 TIVIS NOLLYTHISNOD TV £1
92008 10 ‘ssnoeids oNER W ELL ANA ( NSV HEND o e S 0 OL SYY ONY Y3Ri¥ v ONICTING 3 HLL SYARMY JOVHOUNS ONY SVERAY IS TI¥ L¥AAL HIAATEIA "W3NTONT SINMTIAING ALTIRISSEIN YOV
002 15 “9aug sdoieIY SHrD SUDS GRELSIT GI4TVND ¥ A8 G3uvdtkd L0GEH NOLOWGWCO ¥ LIWGNS ThHS BOLMUND  £9 SHOLLYDLIISS (INV SIS OWWONYLS 30 TNV ViNelY
AVO - LNNH 10T o L ¥ ) = om0 W LD MY —— = = ——— = — — 3K OHY SRRV SHOLIX Y33 1WA SNDINSO JU¥S -
TN NS o IKIOd NI = - P P THVLISHN #O INITTIIA *LS05 T ONDVLEN ONY SNIADWSM ¥0J THISNOSSTY 30 TWISS HOLVEINGD ML 19 S0 ONIRWITI TENOLLYMUIN -
i prasishesy K SHOLLYLIEIIS ONY SHYia 2538 OMY LU0 STI0S UL AIINLIE ANMETISI AN 0 (361) S3000 NICTING TROL VSN -
ey Qo LT W 06 . TV 40 ML = L NN JOSITNG .+ 1ot s e OO 40 WANIDAE 3L A4LLON TIVMS BOLOVIINGID 31 SNOLLYIIALIS B NI HO 'SHYd 341 NO ISTMSIHIO ORI 3L 90 SHOLLIC CELLOOY NGO
wan o SHIVIS 40 HOLLOR o8 T N —— auon w57 TIHS LTNOD NV SLHENIDO00 NOLLALNOD 150 3HL ONY S1NIRI00 LIVIINGD ZSB4L WL INVONCLDY N1 38 TIVHS S WIRGLLYN OMY NOLLIMBLSNGD TIV
WL =i A il S e Wik DS 1140 114 ¥ Y AT A8 DI LTS STI0S 244 M LSO L35 SNOLLNCKINCDTH SUEMIMINDIS
) 4L Oy SAOLLYDIADD3S GHY SNV 3531 HLIM SONYOUOO0W NI G034 30 TS OMICMID 30519 CHY SNOLIYIHADISS 'STAVONYLS S.ALTVAIINNH SNINKIADD DL WHCHNOO L XHOM T __ 1L
Nars - NOLIYATH HOOW INTWISYR s I A DN e 508 W oaves 08 TN 0T
sioquiks SUGRERIqaY SSdkEun SHON (eI

1




=

W a0
Re357350° L-AP8aL

OLD U.I.C.R.R.

o

ey (£ ™

I
1

N

v
\

3;

=~

W L4141

NORTHIWEST CORNER OF SECTION 11,

VISTA VIEW ESTATES SUBDIVSION
ENTAY NO. 229599

010450048

PRODECT TITLE

SUBDIVISION

8200 SOUTH HIGHWAY 89

MOUNTAIN BAY

P05
= / 010450116
_, -~

BOX ELDER COUNTY, UT

i
5
2
i
EE)
H
34
i
:

CITY COMMENTS.
CITY COMMENTS.
CITY COMMENTS.
CITY COMMENTS.
DESCRIPTION

[

\l/
w E
\ Notice To Contractors
ne
Koow s below. - g . o | SRS enARIRRIERE
Call i i RO 1 1 (AT ot AL Y ECEARY MBI A 66
before you dig. SAADR, I FIEAD COCITICAS, WAl Y TG S AT WO LIATION, COTRACTON T PRCMICE
EICE 0 T Gl ) ENGIEE 0 AECCHD WOWEICATILY, 1€ CONTRAC 08 [ REGLIRED
[ TOTATAY T LTy COMPANS A 403 P R3ART AR 1 RGTET Y
RIS o O 0T S o T PR

REV. DATE

Site
Demolition
Plan

c100



e e . ————

AGOTI

F1»3823 80" L-498 "

CH-NIITSTW 49557

—QIDULCRR

=

1 SESTEWE M2ty
== e L
= ==—===—x [
Lot 7 gl i Is
s 1A -y mm m,_ L‘_.%Wkum. ,_m /

SPITeAW OO

\/_/

_ T et 1
S s

CURVE TABLE

RADILS | DELTA | CHORD BEARING | cHORD LERGTH | | cuset &

CHORD BEARING | CHORD LEKGTH

wam | am | s e i o

e | A | e e w0 )

i

— i
PR

Az 118

TYPICAL LOT MUE & SETBACKS

s | an |sorerw o a1

[

nam | 1w |weww wa W

i

Ew | e |wwas o @

T | tar | Neero e £

nm

wam | i |wicarw nm o3

Do | oes | e mae [ o

[

e | s | mrmerer [ @

[

o | aw |mraa T o

=]

oeie | om | weras it £ @

)

e | e | ez o o

waw | au | e o o

T

B | wa |mrwat o [

wm | s |wcerse i
wm | was | et C

| en | m | v [sewirw s
ETI TN T T T )
[
—— ore maw -
| ¥ ASIALT OVER 7 MOACBMSE PER s u|
CEOTEC WA SR PROVIDED )
\ﬁ!glﬂi 500 ]
s war L L ?

MOUNTAIN BAY
SUBDIVISION
8200 SOUTH HIGHWAY 89

BOX ELDER COUNTY, UT

|
2
g
:
3
i
j
f
§
8

CITY COMMENTS
CITY COMMENTS

3 G225
1 0126
1012138
0oL

PHORT VAR STIACE X1

e s
) AcES
4 SNLE P TS

Notice To Contractors

UTHLETEES SN O T 59408 O THESE LA,

GTICE 11011 oWt A EMGER CP RECORD WAEDIATE. . 1 CONTHACTOR 15 BEGUIRED
D COMTACT 1 LTILITY COMPARILS AN At MECALTTIORARY MEAGLRSS 10 FACTELT ANY




7M.

R ——

AT TO YN SEETND, MO S ALHED, D4 SO0ED HEH WLARD CITY
T TIPS/ A MENINA4 CF FOLN (4) INCHES CF T S0 MU51
A BRSTALAED) PO T S00) O 4YIRCH SEXT) RACTENT

ENLARGED BASIN PLAN

SCALE: 1" 3007

NOTE:
AEFER TO SHEET C0 FOR BASIN CROSS-SECTION

HH T

!l
'

The rautires shorsoa vobuma 4 B s feet
e Sprmns Oy
0wty ot O drme
omar st om
Ottt Qe [
Do P o ey G + nEe
ety e - ot Gl i St i, £
ottty pret ey

n Ed
rl;:l : zésﬂg
el | 0 OS2
'e A za‘:E&‘g
g || BN R Eg
;l '|‘1 %E H::Eg
Y| =az8H
=R %gigz
EI ] o (=] )
< i U') @
g | £7°° 1
(it
P

HUNT - DAY
3448 Anteicge Brive, S1 200
I Syracuse, UT 84075

PH: 801664 4724
EM. Thomas@HuniDay.co

012125
0 o126
DATE

comic CONIC
INC. VoL TOTAL VOL.
fou ) {ou. )
[ o
San s
T T
o | m | e EE T T
Wmn | m | omar e o e
i | ow | e S e v
s | o | e waw o e
e | ow | v raw | wma | e
Flood Zone
L ————
AT AR R R, AT SR
06 TN T B GATSIER T 7% A CHARCE GO0 AT
Site Data
o
e
sy oo
CETED T AMToNSST I G SEETON
or 7 i R 1 T,
Rsprifeeton)
1200 pecusrion
1500 B e e
e
RESoETa G (3 3 A .
vy Grading
AT 14D ST i 15
ety sz Pl
frespidy an
=y
Notice To Contractors
THE EISTIRCE ANDS LOCATION OF ANY UNDERSGROUNE UTILITIES OR STRUCTLRES SHIWN ON
128 180, COMPIPRD I (06 FIELD B THE CONTIALT GH, 50 Tronl ANY MECESSMIY AL TIENT CAN it
ADE IF FIELD COMORT IS WAR'Y FRCHS SCed AT PORILIZAT CONTRACTO TO | SHEET NO.
T 10T A A NN 07 MR DAL ¢ % CONTRACTIN (SO
O AT TAL LY COMPRSES A AR LA AARY MCALRES 10 PR 24T C300
e o A e o T e




e

H
1]

sgl
S

E

B e

HUNT - DAY
3448 Antwlops Drive. 51 200
Syracuse. UT B40TS
PH: 801664 4724
EM: ThamasgHuntDay co

= |
m

=285 m
SOV . A& A > 4
R 0Oxg 3t
GATE VALV I w w £
[ & WNEEsS
. <.
_ o _ L Fe Epid
! A— -
_ | -
| 1 308 813 wATER L1k 589 | mT ey m =
| o ! = Q3294
50 RS I I H
_ Y 111/ N TN S S 2%k
i | W Iy | SR EEL:
1 [—— o, - s Wnaa §
|| fprerintime —u] Eana o 220 [ —— B
| [ enm—— o] " oS [P T 2 Lew
v 5 ml [ S PR P - e _ . T 1
i I Neee———me—— — =] 4
. = T e e == _
i S Sk e A==
s
—— s
| misosn 1 = p—— 5 a— s 1 HHEHE
| . | ! oot v e
. i k- o vomounans [ Twiiime |
s S , s mrE |
=y | T g ! _ |
i S Ok 3) D ACRES W s Bl ,
s e e gosm | (- gasn i
L m | wir s 1 CO00 D48 WATEN LD 27147 OO R AR AP = ] = e 4 — m
o s 305 50 | o . ]
T & e E|6(5|E
n e - ! racar /.xsrav_n!cil == ..la.q AN | |
S | 6 o !
_ _ N wl o | | ' I
L 2 — B e _ | , HEEHE
[ SR soray: 8 w Lot 20 | e ' HEEEE
f DR i T wWaE Lv 030 | [MERRSES ] b bl bl b
 wra som i N ,7 womans Al i D RNt
i s273.21 (s S - 1 1w e s -
| | P N owciozl) N B, e [ — ! !
) il S | ML |
| { RS |
— - / = g | I
- o e A | H !
STotiar aEneD: Tk 5
=
General Notes

3 AL LOTS WHL NEED & SEWER CESIGh APROVED Y THE HEAL T RPAKTMENT
4. STORMATE BASEY TO 55 FRIVATELY OWNED) ANT MACNTATHED 1Y THE IAMES FERRELL
FOURGATION.

AL WATISAS AR METER. RONT OF SHEVICE 10 ILILESNG, BEPARERCE MLMSING RS,
CIMMCINATE STALL T TH GAS CMPANT

P
51 AL LTS WILL MEED A SEWER CESICN APVRIVED 8 R HEALTI DEPRATNEST

e

WL WATER LATERAL S2WY'CE COCTION P WILLARE) CITY CONSTRICTICN STAMAKES,
RATERAL SR AL 1P (I T3 #17 PU AL LASD) CITY STANDARDS.

e T A

V. FIRE HTERANT WTTH TIRLIST BLCICES PE WLLARD CFTY CONSTRUCTION STANDASES.
Pl i

N B2 LATER AL B ROLY D TS IR R WALLARE 1T TAMDARDS.
\ / 2 S e kL i Plan

AL B CH05 OR-L8 768 WILLARD, CITY STARDMALI.

/ \ Notice To Contractors
£ THE ENISTENCT AND) | CCATION OF ANY UMDIBGROUND UTHLITIES ON STRUCTUIRES S0WN 08

K e Lo e o
Koo wrats below. ; i 2 i | S e i e i e
0 CONPTRMED I THE FIELD 87 118 CONTRACTOR. 501 THAT ANY NECESSART ADLSTMIN] Chb B8
PR I 1.5 COROTIONS WAKY FROM SOWM AT MOBILLIATION, CONTHACT R 7O SSOVIE SHEET MO

Call betore youaig
S 17 = 60 L CONIALT Tk LY CLMPANS AXD i MIECA TR ARY MEASLRSS 10 AT 0




- T amw

e S
OOt gy

i

w00
TRy 7

et O A

- ’~
——=T ~
T ) -

b G —_—
I QT <3614 .
| o T
A — B T
e & -
7  ————

.~ ~ -
0o — —— [ it R I (| S | I i s
| S O S R A I 11U | vt | O T . S PSS
| e ! 1 T i B
L S| T B s
R T \ .~ m%v B
| | ! =
| T |
PV STA:C+82.48 * 9 x . -
!r“_n@.._pnm.ws Plan View -
4276 M 4276
flzz3d g8gl o g5a[ 28 n%
mmmm wmmmmm mmm mm mmmm CHADE SRR STA 50107
i3 z2zlBen FLH 1441 E 4 : e
—
N 4272

4258

4258,

0+00

[E3

]

1+00

1425

145

2+00

Profile View

HORIZONTAL SCALE. 1° = 200"
VERTICAL SCALE: 1% = 240"

4+00

25 450 7

5+00

5425

5450

5475

6+00

HUNT - DAY

MOUNTAIN BAY
SUBDIVISION

3 o
202136

4
mmmm
=
i
L
B
mnmm
nn

0oL
OATE

Plan and
Profile
1050
WEST

"cs00



BT AR

W

s e *8
TR R T -
T A |
00 - LK ML B L T T

SR

Plan View

HORLZONTAL SCALE: 1° = 30"
VERTICAL SOALE: 1% = 20"

3+00

g28l ~c
28 oy §esiits aas
GRAE SREAK ST = 010000 I
it il - s
| — 4 2k
4284 N 4284
4280 4280
= T |
e |
4276 E 4276
B E
i p—r
m ] P w.
4274 5 g 4274]
0+00 [ s 1425 1450 1% 2400 2035
Profile View

HUNT - DAY
3448 Aninicpe Dave. SI 200

EM: Thomasi@HuniDay.ca

MOUNTAIN BAY
SUBDIVISION
8200 SOUTH HIGHWAY 89
S Eoth EuAlTy, Ut

3 @IS
101
[T
0011428

REV. DATE

Plan and
Profile
1025
WEST

SHEET MO,

C501



x|
7

[
&
i

/
-
}

et e

g

P .
L N N S
5 Db o |
£ P indil |
i -
\.. ,_ | F = |
ot T
N s __\ - r
e X melLlwl\ruulHr\J Pt
E M T,
) 2N
marcewine~f /T S |
| R GRhATIS LR 4 Rt ey LRI B
w0 _“, o0 e Dl A J..n
= L | 1000 WEST _ s [
. - [ e S e
THE ERD) OF ROADWAY . :

I

e

Plan View

7wk

4308

4304

GUADE BREAK STA = 041148
JCEUEY = 4301520

4300

o —1

i & v v —

4292

4290

0+00

7 9530 075

8 4308
m. i
m. 4304
2.
o j 1 om
— |
o ] [
e
4296)
wmw i3z 4292
Bal :¥osad osleas
felezez 3¥55eE
Bgzlzzz 4200
1400 s [ " 2+00

Profile View
HORIZONTAL SCALE 1° = 20n0°
VERTICAL SCALE: 1* = 20"

EM. ThomesisHu:

MOUNTAIN BAY
SUBDIVISION
8200 SOUTH HIGHWAY 89
e s e T

HEEEH
&|&|3[z| 8
B I

H

Plan and
Profile
1000
WEST

SHEET MO,

C502



nazan

Profile View
HORIZONTAL SCALE! 1* « 200"
VERTICAL SCALE: 1" = X 0"

Y

-

i
47

[

=5

1+00

[

475

2400

3+00

3025

37

4400

a2k

ass0

5+00

5425

5+50

MOUNTAIN BAY

SUBDIVISION
8200 SOUTH HIGHWAY 89
BOX ELDER COUNTY, UT

CITY COMMENTS

3 01
301

Ry T ,
e LWy g
H“d“ﬁn_ — T 1 I | p
-y i i 1 I :
_ i _u “ ._ A wl— nl‘.n| —=gTEE
“ _5 | ‘_ |||||| u-m”\ e “.‘.““Tll ‘.._ % ‘ -
y Y e ’.l-l‘.’l‘: 1 200
1 X N
o . lillﬁﬁ“?ll\
i h
i+ , h“%
B ; ol —

LOCATED IN THE NORTH HALF OF SECTION 25,
TOMNSHI® § NORTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN

CITY COMMENTS.
CITY COMMENTS.
DESCRIPTION

[0
DATE




4308

4308[4316

4292
Profile View
4282 H 4282|4250 4290 HORTZONTAL SCALE: 1* = 290
5450 5475 6+00 Be25 S50 75 7400 e85 50 8+00 B+25 8450 [ 9+00 925 " 10400 10425 0450 0475 11400  VERTICAL SCALE: 1" = 24

3
> > 8k £
3 S50
> REIES
Bl b 2331
< VHmmm
mT Immm,
EEE
sl

BEVISIONS
CITY COMMENTS
CITY COMMENTS
CITY COMMENTS
CITY COMMENTS.
DESCRIFTION

o o148
DATE

Plan and
Profile
8150
SOUTH

SHEET MOL.

C504



e

W 1111

5 !
| ¥ 5 _,r | \ E %
: oy oy L
| ! : 4 s k o
- I ~ o b .
7 S ;frllJlr.\I/FJIF; ——
\ stmﬁ& 3 2 i _ b
/ k B ;S ] '
mll\\tl_ll I|I_|I\II|M e e s y-—— . :
¥ - e e et UG —
i A : o] ! 4 MW i) i .ﬁl\.m !
W oy, S e = L
A Ay 7 =
Fi ¥ 8
Lo \ AR b : T
i | i WIF 9200, i

2

P R s
R Huﬁ 4._&,./ N

l / Plan View

MOUNTAIN BAY
SUBDIVISION
8200 SOUTH HIGHWAY 89
B T Yy

GRADE BREAK STA = 1344136 —

i ELEV = 4327930
13 a3

R
(2]
R’
(]
L

[0

CITY COMMENTS
CITY COMMENTS
DESCRIPTION

1 0S8
1 mats
T o2
0 01426

REV, DATE

1049500 [y 1o fiees 12+00 s 12050 e 13+00 5 13450 ™7 14+00 14428

Profile View

HORIZONTAL SCALE: 1° - 200"

WVERTICAL SCALE; 1" = 0" nmom




53 T 30NV umam
FLNL

in 'A.I.NI'IOO ¥aaia XOH
68 AVMHOIH HLNOS 00Z8

NOISIAIQENS
AVE NIVLNNOW

E|5|E|E| 5

C600

SHEET NG,

l
iﬁa

ﬁl l lll r

il

s‘t
Ss !!} E

LI B ]

S e

;g‘lii i?‘ iv
'!iiiii Eif ui iﬁg li

ot s e
-

¥

!H ;ig
i {‘;ii

3§§ !5‘ '

H il

sil

i1
i i ibh H %

Lt il
!ig : !

! i!ii! gl
!Ei i i- 5,5

1 hli.- EE i!!

gi a’;

3 si.t

i
\ ‘g E! ;;: iﬂ]

[IT.:.‘
oSe

Rupliprtoplay e

i |

o
7 i S

&

sano ] ¢ 1;555

! i
i i
]

2 oy
i
A
ok
Tpltiring o S i

| Pumiic Aoacs - cu-ce-sac 4 rewe._nummasomo oeTaLs

T
F

]

| S

Pt

(REFER TO THE SITE SPECIFIC GEQTECHNICAL REPOSIT, GECTECHNICAL REPOAT TD) GOVERN B CONTROL)




1IN QY 357 D) LTS L3I0 7 ZONYH HLNON 6 JIHSHIADLL ol WOLLAE TS0 i)
ST NOLLES 40 1Y HLION BHL N GLY00 ] SUGWGD D S0 0
z 1n ‘ALNNOD ¥3a713 X049 0] SLNIWRCD MDD ST 1 -‘-:
? 68 AVMHOIH HLNOS 00Z8 : ‘”‘"""x :‘::: z E g
£ NOISIAIQEns Ly |
2
N AVE NIVINNOW
AL LA

i 3!
g i i -2'!
ol gi
S g i
i !fi :g, .E ! A i !iii 511 H
% pa ! Pty
i
i
D 3 i ,
£ ;\ gg &H i E.
l= / ’/' ; ; Eli
|;l ¥ EJ,'
e BIER TR PTa.
§ g eny [ Y b Pk 2 % : 3 i i
iy T By I8 E:e‘ 5
i P BT w3 o e B ‘\*l ‘T ; i IEi, m
u i ﬁ: Nl M §§Ef:!%§£i!i?n 4 | " g { Bl ?“ i!-' i
ih l Ili' ER a pe i E% ;
i L N s e
i i i (] e G B |
ys ik o R I o
Yok J i; ;!E:;; i }hi F a3 H mﬁs i
] e : ’ e . - i E
SR ; gl | 4 /g. Lol
THE iil?’iii-"f LA i i
] .:iiﬁ i T . g I il
- 3” - rgl‘!hi fia; E, ga ii e
AR ol a,.' i i i
g ’s!ai i ol i!.hm ! i!;i i ! o
. 1 s i’

; !!i 5.5.! ,m EIE

I!: \5 A

g
L8 I
14 s ig \\\\
: i H § ; ! tH i \: i
idrndumit 1 1§
i 55 i | i
Pl mmﬁﬁm i : i
‘ iié Il *!! li. ;i; 4.! m <4 i =
i i
ERE il il
el | f] \ i}
RES P
: ] ”— i igiii
ih —=
¥e i iiszi
i ii} = kg; i O R u
el s
il BIP
i =i§E ii l = { !h?‘ﬁ"- A F #E
if 1 ¥t ,.;iii PR N oo
Iiisiii' H I Vg
ghuli! !li ghlE’ m. ;2! ﬁg




D111 Wl

LARGE BOULDER RETAINING WALL NOTES:

1 SUPPCRT BOULDERS ARE T0 BE 1.26x LARGER Y MASS AS WELL AS BY
‘SWE. THAN THOSE POSITIONED IMMEDIATELY ABOVE.

2 m.ummmrwmvmruoﬁc THAN PLUS OR MINUS 10% OF

REQUIRED SiZE
3 BOULDERS ARE TO MAKE CONTACT WITH ALL ADIOINING BOULDERS. THEY
TS BE REVED TOOETHER AND WIERL OCHED

SHALL MOT
sx:-ssumwamm;mmmuwnmntmwni HoPE
SHALL BE MEASURED FROM CENTER OF MASS OF EACH BOULDER.

5 THE BOTTOM COURSE OF BOULDERS ARE TO BE BURRIED A MINIMUM DEPTH
OF NOT LESS THAN 1/2 OF THEIR DIAMETER.

6 BUULDERS ARE TO BE PLACED SUCH THAT NO TWO ADIACENT JOWNTS LINE
U WITH OHE AMOTHER I THE VERTICAL DRECTION.

7. BASE SOLS SHALL BE THOROUGHLY COMPACTED (0% PROCTOR) BEFORE
BOULDERS ARE PLACED.

& PROVIOE PROPER DRAINAGE AT EVERY THIRD BOULDER LAYER.
§  SOWLSARE ASSUMED TO HAVE AN ACTIVE PRESSURE NOT TD EXCEED 37 PSF

10, PROVIDE MEANS TO MAINTAIN RANGE OF OPTIMUM MOISTURE CONTENT FOR
[EXISTING SOIL CONDITIONS.

INHERENT CHARACTERISTICS OF
LARGE BOULDER RETAINING WALLS:

2

LARGE BOULDER RETANING WALLS QO NOT HAVE THE CAPACITY TO
WITHETAND SEISMIC EVENTS

THE RETAINED HEIGHT OF LARGE BOULDER RETAINING WALLS IS DIRECTLY
RELATED TO THE AVALABILITY AND WORKING CAPAGITY OF THE BOULDERS
TO BE USED iN THE WAL

BOULDER RETAINING WALLS ARE NOT HOMOGENEOUS. STRUCTURAL
SYSTEMS THEREFORE THIER RETAINING CAPABILITY IS LIMITED AND

THE STABILITY, STRUCTURAL INTEGRITY, ANO LONGEWITY OF LARGE
BOULDER RETAINING WALLS DEPENMDS LARGELY ON HOW WELL THE WALL
HAS BEEN CONSTRUCTED.

LARGE BOULDER RETAMNING WALL DESIGN SHOWN IS LBAITED T0 A
MAXIMLIM HEIGHT OF #/-40"
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ROCK WALL / STORMWATER BASIN CROSS SECTION

‘_ainwrn“

BOTTOM LAYER OF BOULDERS
10 BE BURED M. 112 THEIR
BOULDER DIMENSION CHART] DAMETER
ALOWABLE ALLOWABLE
BOULDER | BOULDER LENGTH | BOULDER WIDTH
VAR | WARIURY | W | AU
3 H i ¥ I
- ' A3
3 S T
3 F 2 7y
2 = L -
a - T 3
HI.I DER LENGTH BOULDER WIDTH
(EEOWT I‘— (SEE CHART)
8

ROCK WALL FRONT ELEVATION

i

(REFER TO THE SITE SPECIFIC GEOTECHNICAL REPORT, GEOTECHRICAL REPORT T0 GOVERN B CONTROL)
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LOCATED IN THE NORTH HALF OF SECTION 25,
TOWNSHIP 3 NORTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN
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SWPPP Data

COMSTRUCTION ACTIVITIES:

1. THE PROIECT EXTENTS CONSIST OF | INDIVIOUALLY GRADED COMMERCIAL LOT.
FLANNED ACTIVITIES INCLUDE CONSTRUCTION OF THE INFRASTRUCTURE,

ACTIVITIES. NOI" PERMIT AND ANY
WATER PERMIT PRIOR TO THE BEGINNING OF CONSTRUCTION.

2 INSTALL BMPS ACCORDING TO THE PHASE OF CONSTRUCTION AS INDICATED IN
THIS SWHSF,

DRAINAGE ELEMENTS ARE
COMPLETED, SHALL IMPLEMENT THE USE OF PRDPER BMI°S AS
OUTLINED 18 SECTION 1,518 [ THE LPDCS PERMIT REGULATIONS.

4 SITE STABILIZATION ACTIV

BE FINISHED WITHIN 14 DAYS OF COMPLETION OF CONSTRUCTION AND PRICR TO
CTAINING A "NOT" PERMIT,

5. CLEAR SITE OF NON-ESSENTLAL MATERIALS AND CLEAN STHEETS AND ASSOCIATED
GUTTERS, LIFON PROJECT COMPLETION AND CSTAINING “NOT™ FERMIT. REMOVE
TEMPORARY STORM WATER MEASURES AND PERFORM REQUIRED STORM URALK
SYSTEM MAINTENANCE PRIOK TO RELEASE OF SYSTEM T0 THE OWNER.

GEKAL STORM WATER POULTION CONTROL NOTES:

. FOR INSTALLATION PROCEDURES, SEE SWIPP DETAIL BEST MANAGEMENT
PRACTICES (BMP) SPECIFICATIONS.

3 THE BPS AND SITE WILL BE INSPECTED AND MAINTAINED AT LEAST WEEXLY. ANY
REGULAR

NG
INSPECTIONS AND INSTALLED ACCORDING TO SPECIFICATION, ANY CHANGES T0
PROTECT BMPS WILL NEED 10 BE REFLECTED ON THE SWPPP MAP(S),

2. COWTRACTOR SHALL BE REQUIRED TO KEEP A RECDAD OF AL
INSPECTIONS AND MAINTENANCE O SITE.

1 SAEPP PLAN COMPILED FROM ENFORMATION OSTAINED FROM MATERIAL
PRDDUCED BY:

HUNT DAY
345 ANTELOVE DRIVE

SYRACUSE, UT 44075
PH: [B01) 6644724

AL SHOW TREN THE ABOVE
STATED SOURCE. ANY INFORMATICN NOT DEPICTED WAS NOT PROVIDED AS PART OF
THIS PROJLT

Legend

() s

.. I FENCE

m = SO 4 29 CONSTRUCTION ENTRANCE WITH I CLEAN GRAVEL

COMCRETE WASH AREA, DR AS SELECTED Y CONTRACTOR

Developer Contact:

HUNT - DAY

3448 Antaiope Brive, 51 200

Syracuse, UT B4075
PH: 801.654.4724

SUBDIVISION
BOX ELDER COUNTY, UT

8200 SOUTH HIGHWAY 89

MOUNTAIN BAY

CITY COMMENTS.
CITY COMMENTS.

3 0iasas
T

PROIECT INFO.
Enginear: T, buni
Omwnc . Hatfiele
Date 3412 205
fro e L1
‘SHEET TITLE

SWPPP
Exhibit

SIEET MO,

c700

LOCATED I THE WORTH HALF OF SECTION 25,
TOWMSHIF 3 HORTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDUAN

DATE
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BILL OF SALE
WHEREAS, the undersigned Applicant (the Applicant) has constructed new facilities for the use of
the Bear River Water Conservancy District (District); and
WHEREAS, the Applicant has agreed to convey to the District all of itsright, title and interestto all
of the following (which are collectively referred to as “New Facilities”, and which are more particularly
described on attached Exhibit 1): (i) water pipelines, valves, fire hydrants, related water transmission

facilities and meters within real property known as Mountain Bay Subdivision (Applicant

Development), located-at 8200 South Highway 89 Box Elder County, Utah and (it)

all such items between Applicants Development and the Districts existing system; and

WHEREAS, a bill of sale is to be.given prior to the date water service is provided by the District to
the Applicants Development;

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of which are
hereby ack'now]edged, the Applicant does hereby transfer, assign, sell, convey, and deliver all riglit, title
and interest in the New Facilities to the District, without condition or reservation. The Applicant
warrants and represents to the District that: (a) the title conveyed is good, absolute and without defect; (b)
all charges for labor, material, power, services, and other expenses related to the design,
fabrication, construction, installation, operation, and maintenance of the New Facilities have been fully
paid and discharged; (c) there are no liens or encumbrances against the New Facilities; and (d) the
Applicant has authority to execute and deliver this Bill of Sale. The Applicant-has agreed, and hereby
reaffirms its obligation, to indemnify, defend and hold harmless the District for all liens, encumbrances,

and adverse claims of title against the New Facilities.




# e

Dated this

By Applicant:

Day of

(Print Name)

Signature:

Title:
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EXHIBIT 1

DESCRIPTION OF THE NEW FACILITIES

The New Facilities include the following:

A drawing illustrating the layout of the New Facilities is attached to this exhibit.

(See attached)



b B

0

HUNT - DAY
3445 Antotope Grive, St 200
Syracuse, U 7 84078
FH 301.884.4724
EM: Thomas@HuntDsy.ca

EE e o c— — = =

SUBDIVISION

MOUNTAIN BAY
8200 SOUTH HIGHWAY 89
BOX ELDER COUNTY, UT

CITY COMMENTS
CITY COMMENTS
CITY COMMENTS
CITY COMMENTS
DESCRIFTION

[
DATE

TR, re
L. FOWER METER, FOINT O SEVICE TO SUILOING, AEFERENCE ELECTAITAL PLIVS.

T, A DTS WL N & R RGN APPRCNED) 1 T MR TH CHPARIEAT,

S.A!E;iﬂ!igﬂlgniu!wlz
‘SRALL BE C360 0211 PER WILARD CITY STARDARDS.

Ly
"

T Utility

P SAILE Bt RN LATERAL P WD CITY CLMTALICTION SRS,

. AT L O R0 T3 P P LA e S
- : Plan
e o st
Notice To Contractors
1€ TS 1) 0O o A OSBRI TR RS 08 3
a_’.;;

P e T b N
Call s .53 P T b e
: T T o e ———
. N | ESRSSsSRminasetear | e
e S O e
e " = WP VO CONTALT THE UTRITY COMPATIES 40 TARE PRECH,TICROwY MEMRRES 10 PROTECT i §°
TR




AN B

111 Wi Doy 1111

4 TN 48

dopeEIET] St sawiag g a0

S090

‘O 1335

P CITY COMMENTS. A
EE CITY COMMENTS. RH
[ CITY COMMENTS. R
[ CITY COMMENTS. RH
REV, DATE DESCRIPTION L]

MOUNTAIN BAY
SUBDIVISION

8200 SOUTH HIGHWAY 89
BOX ELDER COUNTY, UT

LOCATED TH THE NORTH 14ALF OF SECTION 25,
TOWNSHIP § NORTH, RANGE 2 WEST, SALT LAKE BASE AND MERIDIAN

23 Aagurn Deewod) w3

i

P2LP PRI HOE

22008 1N ‘esn30IAs

00z 18 "sauq sdoisuy SPeC

AV * LNNH




Bear River Water Conservancy District

102 West Forest Street BOARD OF TRUSTEES
Brigham City, UT 84302

CONSERVARCY DISTRICT 435-723-7034

June 2, 2025

RE: Willard City
Mountain Bay Subdivision
Willard, UT 84340
Parcel #01-045-0133

To Whom It May Concern:
This letter serves as notification that the Bear River Water Conservancy District will serve

11 AF of water to Willard City through a wholesale water agreement for the above
referenced development.

Sincerely,
@(‘Lu}n—t—’ (L’E\—_‘/t -

Chance Baxter
General Manager




“UNT DAY

CIVIL ENGINEERING

To: Madison Brown
Willard City

80 West 50 South
Willard, UT 84340
435-734-9881

Date: 4/10/2026
Subject: Mountain Bay Subdivision

The below waterline memo is to discuss the waterline pressure throughout the Mountain Bay
Subdivision as required by Jones and Associates Consulting Engineering.

BRCWD has stated that at the proposed waterline connection of this development, the existing
water network can produce 1500 gpm with a residual pressure of 75 psi.

The below calculations provide the pressure losses/gains throughout the development to the
end of the waterline improvements on the west side of the development.

The 8" water meter at 1500 gpm has a psi loss of 4.5. The plans currently show a bypass line on
the meter in case of fire flow being needed. This results in a loss of 0.5 psi - rather than the 4.5
psi loss. The network through the subdivision with an 8" pipe with the tees, elbows, and valves to
the end of the line, at 1500 gpm has a loss of 37.5 psi. The subdivision has an elevation drop of
65'. This results in a psi gain of 32 psi. At the far end of the development, the final result is a
loss of 6 psi, for a final psi of 69 at the end of the line.

This demonstrates that the subdivision satisfies the requirements as specified in the R309-105-9.

If any questions arise, please let us know.

Regards,
lThomas Hunt
Principal Engineer & Planner

e R e e e e e === e == ]
Email: Thomas@HuntDay.co 3445 Antelope Drive, St 200
Phone: (801) 664 - 4724 Syracuse UT 84075




n' WEBER-BOX ELDER"
CONSERVATION DISTRICT

May 19, 2025

South Willard City Planning
Re: Parcel# 01-045-0133

To Whom It May Concern:

We have reviewed the plans for Mountain Bay Subdivision. Approx: 8200 S
Highway 89, South Willard, Utah. This property is currently part of the
water district with an appropriate allocation of secondary water. We will
serve this property after they have subdivided, paid all required fees and
construction has been completed.

Please contact us with any further questions or concerns.

Sincerely,

Brooke Harris
Assessment Clerk
Pineview Water Systems
801-622-4355

471 West 2™ Street
Ogden, UT 84404
801-621-6555
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4/10/26, 10:47 AM Civic Review - Permit & Licensing Software

Willard City Planning & Zoning Printed: 04/10/2026
Mountain Bay Permit/License #
04/16/2025 - 04/15/2026 0219976
Preliminary Subdivision Reference Number
General 75523580-1ada-11f0-974a-8701e499664a
Application Status :\a‘;tus
Under Review i
Application Review Status
Pre-Review Documents Received Date Submitted

Dear Mr. Poll and Mr. Judd, 04/16/2025

Re: Mountain Bay Subdivision Application — Review Process and Public

Hearing

We are writing to inform you that Willard City is now prepared to move

forward with the review process for your Mountain Bay Subdivision

application. All initial requirements have been satisfied, and the

application is now in the formal review phase.

As part of this process, please be advised that a public hearing has been

scheduled for June 5 at 6:30 p.m. This hearing will be held at Willard

City Hall and will provide an opportunity for public comment and

discussion regarding the proposed subdivision.

We appreciate your cooperation and responsiveness throughout the

preliminary stages. If there are any additional materials or clarifications

needed before the public hearing, we will be in contact. Please ensure

that a representative is available to attend the hearing and respond to

any questions from the Planning Commission or the public.

Thank you for your continued collaboration. We look forward to working

with you through the remainder of the review process.

Sincerely,

Madison Brown

City Planner

Willard City

435-734-9881

mbrown@uwillardeityut.gov
City Planner Reviewing
City Manager Reviewing

24.080.130.c.9

Cul-de-sac Streets. Cul-de-sac Streets shall comply with the Willard City

Public Works Standards and shall provide for a maximum of ten lots per

cul-de-sac.
Fire Department Not Reviewed
Legal Department Corrections Requested

Not complete for the 4/16/25 plans
City Engineers Not Reviewed
Public Works Corrections Requested
Police Department Not Reviewed
Final-Review Not Reviewed
Fees Payments
Subdivision Application Fee $1,000.00 04/16/2025 Online $6,100.00
Application Lot Fee $2,100.00  Total Paid $6,100.00
Retainer $3,000.00
Subtotal $6,100.00
Amount Paid $6,100.00
Total Due $0.00

https://app.civicreview.com/permits/67ffd1aa3be00d6df7 17bc81/terms/67ffd 1aa3be00d6df7 17bc84/print-permit

1



4/10/26, 10:47 AM Civic Ravlew - Permit & Licensing Software

Application Form Data
{Empty fields are not included)

Applicant First Name
Kelvin

Applicant Last Name
Judd

Applicant Email
kjuddconsulting@gmail.com

Applicant Phone Number
{(435) 640-4347

Applicant Address
1169 Hidden Gold Pass

City
Morgan

State
ut

Zip Code
84050

Are you the owner or the agent doing the work on the owner's behalf?
Agent

Owner's Affidavit
[@ owners_affidavit Willard City 4.25,pdf

Subdivision Name
Mountain Bay

Project Street Address
8180 S Highway 89

Parcel Number Legal Dascription Legal Description

01-045-0133 Attached PDF A Legal Description Parcel 01-045-0133.pdf

Number of Proposed Lots
24

is this a-Residentiat or Commetcial development?
Residential

Additional Project Notes
24 half acre lots

Cwner First Narne
Val

Owner Last Name
Poll

Email Address
Val.poli@thrivepet.com

Phone Number
(801) 920-2231

Mailing Address
3823 Evergreen Br

City
Pleasant View

State
uTt

https:/fapp.civicreview.conypermits/67 ffd1aa3be00d6df7 17bc8 1/terms/671fd 1aa3be00d6d{7 17bcB4/print-permit




4/10/26, 10:47 AM Civic Review - Permit & Licensing Software
Zip Code
84414

Check each box ta acknowledge it has been included with the application. These items will apply to most subdivisions, although there may be some exceptions.
Submittals showing preliminary compliance with all applicable provisions of the Willard Zoning Code and Public Works Standards, Preliminary Plat,
Layout of lots Including sizes and dimensions, Layout of proposed and adjacent roads, including a proposed street section(s), Preliminary storm water
plan, Preliminary utility plan, Existing structures and nafural features, Data Indicating the number of lots/units, percentage of landscaping, density of units
per acre, bulldable area for each lot, Preliminary compliance with design standards as applicable

Will this development include two-family homes or townhomes?

No

Will this development include any commereial or industrial development?
No

Is this proposed development adjacent to Highway 897
Yes

1s the area to be developed greater than 10 acres?
Yes

Preliminary Subdivision Plat Drawings
[3 Mountain Bay Civil Set 4.25,pdf

Please include any additional information.
Attached civil engineered plan set for Mountain Bay Subdivision.

Please include any additional information - Click ‘Add to List' after uploading each file

No Answer

[ 23451 - Geotechnical Study, Willard Bay Subdivision, Willard, UT Combined.pdf

[3 Mountain Bay Preliminary Plat.pdf

[ Mountain Bay Wetland Map.pdf

[@ Mountain Bay Flood Map.pdf

[@ Mountain Bay County Map and Prelim Cverlay.pdf

O Titte Report.pdf

[ Letter of feasibility - sewer - Mountain Bay.pdf

[ Mountain Bay Subdivision - Pineview Water Will Serve.pdf

[ Tax Clearance Statement of Taxes Due,pdf

[ Summary of Taxes Due.pdf

[} South Willard Water Connection Mtn Bay Property.pdf

Due o legislative changes in the state of Utah, the cost for Willard City to process, review, and inspect developments has dramatically increased. Willard City will track all
time and resources expended by the city for processing, reviewing, and inspecting subdivision application. The related city expenditures will be billed 1o the

applicant/developer.
v

The applicant agrees to pay for all application fees. This includes $1,000 application fee plus $100/lot after the third lot. Application fees are non-refundable.
v

Following approval by the Planning Commission, this Preliminary Subdivision Application will be valid for the period of not more than one year. To avoid expiration, the
applicant must submit a Final Subdivision Application prior to expiration of the Preliminary Subdivision Application approval.

v

Within thirty (30) days of a complete Preliminary Subdivision application submittal, City Staff and other invited regulating agencies and utility providers shall review the
submittals and provide comments/corrections to the applicant. After the coraments/corrections have heen addressed by the applicant, the application will be plaged an
the Planning Commission's next available meeting agenda.

v

Following receipt of city comments and required corrections, the applicant shall respond with updated submitials in accordance with Utah Code Annotated 10-92-604.2
within sixty (60) business days. Failure to provide the required respense and corrected submittals within sixty calendar days shall result in the application being
immediately denied.

v

hitps://app.civicreview.com/permits/&7ifd 1aa3be00d6df7 17bcB1/terms/67fd1aa3be00dEdf7 1 7bc84/print-permit




4110128, 10:47 AM Civic Review - Permlt & Licensing Software

The applicant also agrees to provide retainer in the amount of $1,000 for 8 lots and fewer and $3,060 for greater than 8lots. The retainer will be used, as required, for the
public noticing costs and professional review costs incurred by the city. Any amounts exceeding the retainer after the application has been approved are due before
signatures and recording of documents, Any amounts not exceeding the retairrer will promptly be returned to the applicant, For denied applications, any remaining
retainer will be returned to the applicant within 120 days.

v

Engineer/Surveyor Name or Company
Thomas Hunt

Engineer/Surveyor Email
thomas@huntday.co

Engineer/Surveyor Phone Nurnber
B01-664-4724

Do you have water for your current property?
Yes

Upload proof of water ownership
O Pine View Water Rights.pdf

Signature

1 hereby certify that all information provided hereln Is true and comect. | understand and agree to comply with the applicable codes, standands, and the nules listed below.

1. All sections of this application must ba complete and will not be reviewed until fees have baen raceived.
2. The payment of faes does not guarantes a certaln result and fees are not refunded dua 1o the lack of favorable results.
3. Fees aro an estimate of the costs for the City o administer the Subdivislon review and approval process. Willard City reserves the right to bill the applicant for administrative costs that go

beyornd the estimated feas collected at the time of application.
4, This application will be placed on the next avallable Planning Commisslan agenda AFTER necessary updates are made In response to staff comments. These updates will be required to

ansure Planning Commisslon reviews drawings that are substantially complete and responsive to the application requiraments found in the Willard Zoning Code.
5, Complete application and approval requirements can be found in Willard Zoning Coda Title 24 and Willand City Public Work Standards.

Electronically Signed
Kelvin Judd - 04/16/2025 9:50 am

hitps:/fapp.civicreview.com/permits/67{fd1aa3be00d6di7 17bcB 1/terms/67fd 1aadbe00d6di7 17bcB4/print-permit




4/10/26, 10:47 AM Civic Review - Permit & Licensing Software

Q judd Go
4

Willard City Planning & Zoning @

# / Transactions

Transaction for Mountain Bay

Transaction Info

Date
Apr 16,2025 9:5Tam

Order #
WeQQ-18630978-2UYN

Method

ONLINE
Status

+ SUCCESS

Total Charge
$6,100.00

Subtotal
$6,100.00

Fees
Code Name Amount
211 Subdivision Application Fee $1,000.00 x
211 Application Lot Fee $2,100.00 x
211 Retainer $3,000.00 x

Total: $6,100.00 / $6,100.00

Be aware that editing fees could potentially impact reconciliation with your payment
processor.

+ Add Item

Payment Processor

https://app.civicreview.com/transactions/67ffd1e8d55043c96b20fd 38/permit/67ffd 1aa3be00d6df717bc81 12




4/10/26, 10:47 AM Civic Review - Permit & Licensing Software
Processor Used
Xpress Billpay

Transaction #
228785437

Permit/License Details:

Name:
Mountain Bay

Permit Type
Preliminary Subdivision

Permit Term Starting
Apr 16,2025

https:/fapp.civicreview.com/transactions/671fd 1e8d55043c96b20fd 38/permit/67fid1aa3be00d6di7 17beB1
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PRE-ANNEXATION DEVELOPMENT AGREEMENT

THIS PRE-Al\]ﬂ(EXATION DEVELOPMENT AGREEMENT (“Agreement”) is-made and
entered into this___ 4 day of__DECEMBLR. . 2024, by a(lld among W:I)Iard City,a
municipal corporation of the State of Utah (the “City”) and Robbins Homes, Tng, a Utah limited
Hability company and Loretta Hadfield, Glenn A. Ward, and Parker Ward, as Co-Personal
Representatives of the Estate of Orvis A. Ward (collectively referred 1o as the “Developer”). The
City and Developer may be referred to individually as a “Party” and collectively as the “Parties.”

RECITALS

A. Developer owns or contrals certain real property comprising approximately 16 acres
end described as parcel numbers 01-045-0133 (the “Property™) which are cuirently located in Box
Elder County.

B. Developer has submitted a Petition for Annexation with City seeking to be.annexed
into City,

C. A public hearing was held wherein the Willard City Council approved Developer's
Petition for Annexation contingent on Developer’s ability to meet the requirements for
development under the City’s Eand Use and Zoning Code, Specifically, City is requiring and
Develaper agrees to dedicate sufficient culinary water to City to meet the needs of development of
the annexed property and for any future development of the annexed property to connect to the
City’s sewer system.

D. The City and Developer recognize that the annexation of the propesty may result in
tangible benefits to the City through the stimulation of development in the City, including a
possible increase of the City’s tax base, increased connection fees for City’s sewer system, and
other mumicipal utilities, and the development of amenities that may enhance further economic
development ¢fforis in the vicinity of the annexed property, and the Parties are willing to enter into
this Agreement, subject to the tenms and conditions set forth herein.

AGREEMENT

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the City and Developer agree as follows;

1. Purpose of Agreement. The purpose of this Agreement is to reduce to writing the
understanding of the Parties with regard only to the proposed annexation. Developer _
acknowledges they will dedicate to City sufficient water to meet the requirements of the City’s
Land Use and Development Code and ic meet the needs of any future development that may occur
on the property. Developer further understands they will need to comply with all City

requirements and ordinances to obtain approval for development of properiy.
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2. Water Dedication, Developer shall dedicate 1o City sufficient water for il indoor and
outdoor use of the residential and/or commercial development of the property. Developer
acknowledges that annexation of the property is strictly conditioned upon Developer satisfying the
City’s water dedication requirement.

3. Sewer. The City owns and operates a sewage collection system and is a party to an
interlocal agreement for the operation of a sewage treatment plant and related facilities. In the
event of residential or commercial development of the property, Developer shall construct a sewer
line that will service the property which, once completed, shall be dedicated to the City. Any
residential or commercial development constructed on the Property shall be required to connect to
the sewer line.

4. Compliance with City’s Zoning and Land Use Ordinance, The Parties understand that

this Agreement is not intended to discuss all requirements for development of the Property as
Develaper has not submitted any land use application to the City. Nevertheless, Developer
understands that any land use application shall be required to comply with all federal, state, and
local laws and regulations and with the City’s Land Use and Zoning Code, including the
requirement for subdivision improvements,

5. Notices. All notices, requests, demands and consents to be made to the Parties will be
in writing and will be delivered by (a) hand or (b) registered mail or certified mail, postage
prepaid, return recéipt requested, throngh the United States Posta! Service to the addresses shown
below or such other address which the Parties may provide to one another in accordance.

To Developer: 470 North 2975 West, Layton, Utah 84041
To City: 80 West 50 South, Willard, Utah 84340

Notices are effective upon receipt, or upon attempted delivery if delivery is refused or if delivery
is impossible becavse of fuilure to provide a reasonable means for accomplishing delivery.

6. Seversbility. Ifany condition, covenant or other provision contained is held to be
invalid or void by any court of competent jurisdiction, the same-will be deemed severable from the
remainder of this Agreement and will in no way affect aly other condition, covenant or other
provision contained. If such condition, covenant or other provision will be deemed invalid due to
its scope or breadth, such condition, covenant or other provision will be deemed invalid for the
scope and breadth penmitted by law.

7. Agreement to Run with the Land. This Agreement shall be recorded in the office of

The Box Elder County Recorder against the Property and is intended fo and shall be deemed fo run
with the land and shall be binding on all successors and assigns of Developer.

_ '8, Counterparts, This Agreement may be executed in many counterpart originals, each of
. Which will be deemed an oripinal instrument for all purposes, but all of which will comprise the
same instrument.
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IN WITNESS WHEREOF, the Parties have executed this Pre-Annexation Development

Agreement by and through their respective duly authorized representatives as of the day and year
first hereinabove written.

DEVELOPER:

Robbins Homes, Inc.. a Utah Limited Liability Company

L lelh-

Bfian Robbins, Manager

_Landta tadfild
Loretta Hadfield
Personal Representative of the Estate of Orvis A. Ward

A Ward
Glenn A. Ward
Personal Representative of the Estate of Orvis A. Ward

Parker Ward
Parker Ward
Personal Representative of the Estate of Orvis A Ward

STATE OF UTAH. )
‘8§

Daun g
COUNTY BOX-EELBER )

On this _ ‘C__l day of EZQ&QZ . 2024, personally appeared before me Brian Robbins,

who being duly sworn, did say that he is the Manager of Robbins Homes, Inc.. a Utah Limited
Liability Company and signed on behalf of said limited liability company and Loretta Hadfield,
Glenn A. Ward, and Parker Ward as Co-Personal Representatives of the Estate of Orvis A. Ward.

WA~ Bt

Notary Public

CASSIDY BATE
\  poraRY PUBLIC @ STATE of UTAH
E| COMMISSION NO. 734863
COMM. EXP. 12-15-2027
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WILLARD CITY CORPORATION

By, ===
Its__ANava!
‘f
ATTEST:
LlUoar T
STATE OF UTAH )

'S8
COUNTY OF BOX ELDER )

On this _ 1N day of I)g‘gg;illxt . 2024, personally

appeared before Travis Mote, Mayor of Willard City (,orporauon and executed the

foregoing instrument W
ALl e MLPL

Notary Public

%, MICHELLE DRAGO
&} NOTARY PUBLIC @ STATE of UTAH

&/ COMMISSION NO. 716078

# COMM. EXP. 02-02.-2028




01-045-0133

A PART OF THE NORTHWEST QUARTER OF SECTION 11, TOWNSHIP 7 NORTH,
RANGE 2 WEST OF THE SALT LAKE BASE AND MERIDIAN. BEGINNING AT A POINT
ON THE SOUTHEAST CORNER OF RONALD S. CONGER ETUX PROPERTY, TAX 1D,
NO. 01-045-0008 POINT ALSQ BEING ON THE WEST RIGHT-OF-WAY LINE OF STATE
HMIGHWAY 89 LOCATED 127.81 FEET NORTH 88°41'14" WEST ALONG THE NORTH
LINE OF SAID NORTHWEST QUARTER AND 1171.62 FEET SOUTH 01°18'46" WEST
FROM THE NORTH QUARTER CORNER OF SAID SECTION 11; RUNNING THENCE
SQUTH 01°32'44" WEST 330,61 FEET ALONG SAID WEST RIGHT-OF- WAY LINE TO
THE NORTHEAST CORNER OF CRAIG W. BALL PROPERTY, TAX ID. NO. 01- 045-0011;
THENCE NORTH 8§8°08'.0" WEST 934.59 FEET ALONG THE NORTH LINE OF SAID
CRAIG W. BALL PROPERTY TO AN EXISTING FENCE LINE AND CONTINUING
ALONG THE NORTH LINE OF THE 8300 SOUTH STREET CHURCH SUBDIVISION
PROPERTY, ENTRY NO. 281929 AND CONTINUING ALONG THE NORTH LINE OF THE
BOX ELDER SCHOOL DISTRICT, TAX ID, NO. 01-045-0114 TO AN EXISTING FENCE
CORNER; THENCE CONTINUING ALONG THE WEST AND NORTH LINE OF SAID BOX
ELDER SCHOOL DISTRICT THE FOLLOWING TWO (2) COURSES; (1} SOUTH 01°51'50"
WEST 165.00 FEET ALONG AN EXISTING FENCE LINE; AND (2) NORTH 88°08'10"
WEST 771.10 FEET ALONG AN EXISTING FENCE TO THE EAST RIGHT-OF-WAY LINE
OF THE OLD U1.C.R R.; THENCE NORTHERLY ALONG SAID EAST RIGHT-OF-WAY
LINE 495 FEET MORE OR.LESS (CHORD BEARS NORTH 00°0752" WEST 495.30 FEET)
TO THE SOUTHWEST CORNER OF VISTA VIEW ESTATES SUBDIVISION, ENTRY NO.
229599; THENCE SOUTH 88°08'10" EAST 1721.11 FEET ALONG THE SOUTH LINE OF
SAID VISTA VIEW ESTATES SUBDIVISION AND CONTINUING ALONG AN EXISTING
FENCE LINE TO THE POINT OF BEGINNING.




ITEM 5C




Planning Commission
Staff Review Memo m

April 13, 2026 WILLARD CITY
Economic Development Plan South Willard Area U

Box Elder County

Willard City staff met with Box Elder County planners on April 13, 2026, to discuss how the land
use and zoning maps for South Willard align between the two entities. The City and the County
have similar future land use maps for the South Willard area, with minor differences in the
area just west of I-15. The City designates this area as Residential (}2-acre), while the County
designates it as Agricultural. The county planners explained that it would be best maintain this
designation at this time due to a lack of utilities in the area at this time.

The property along the highway is clearly defined as Commercial-General in Willard’s Future
Land Use Map. In the County’s zoning map, specific areas are designated as commercial along
the highway, such as General Commercial, Highway Commercial, South Willard Neighborhood
Commercial, and Commercial Enterprise. It was recognized that Willard City has more
commercial property designated along the highway than currently exists on the County’s zoning
map. However, both City and the County anticipate additional commercial development along
the highway over time.

Willard General Plan page 54:

“Box Elder County Land Use Management and Development Code Section 5-1-360 requires that
properties in unincorporated territory apply for annexation with the nearest municipality before
submitting a land use or zoning application. Willard City is uniquely situated, as much of the
land directly south of its boundaries remains unincorporated. To help guide future growth,
Willard City has included South Willard in its Future Land Use Map. This map was developed by
incorporating Box Elder County’s zoning and future land use maps, along with extensive public
input from both Willard and South Willard residents regarding transportation and zoning
priorities.”

Based on this discussion with Box Elder County planners, staff finds it reasonable and important
to include South Willard area in the Economic Development Plan.
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PREPARED BY:

LRB Public Finance Advisors (LRB) was contracted by Willard City (the City) to create an Economic Development
Strategic Plan (the Plan). This Plan is designed to assist the City with the evaluation of current economic trends
that affect the City, as well as South Willard, and determine supportable commercial development. To fulfill
this goal, LRB conducted several tasks of due diligence which are listed below:

e}

o

Socioeconomic and Demographic Overview: Economic markets are heavily Influenced by
demographics and socloeconomics. Focusing on measurements such as population, income levels,
education, infrastructure investment, industry, and the existing workforce helps us to understand the
current market characteristics that are causing the underlying economy in Willard and South Willard
to thrive or decline.

Sales Tax Leakage and Capture Analysis: Taxable sales provide an important metric to assess the
general economic health of the City. Using CY 2021 - 2023 sales tax data, this Plan identifies industries
and sectors with oppartunity for growth within the City. This analysis also identifies the kinds of goods
and services demanded by residents.

Market Conditions: Assessing the Willard area’s feasibility to develop cornmercial activity includes an
analysis of land use and zoning, locatian, competitive market sites, types of development, and tourism
considerations.

Site Location Analysis: LRB and stakeholders identified 750 North, along the I-15 intersection, as a
potential commercial node to provide opportunities for cultivation of economic development in the
City.

Stakeholder Outreach and SWOT: Two stakehalder meetings were held in order to bring together
City staff, business leaders and owners, influential residents, and development partners to gain a
halistic view of what is needed in the Plan, Responses from stakeholders are utilized to develop the
economic development strategies outlined below.

As Willard City works towards its goals and values, the Plan will be crucial in guiding the development efforts
of the City. The remainder of the report will feature several sections further explaining the research efforts
performed by LRB ta derive the Plan. The Economic Development Strategic Plan is summarized below and is
featured in more detail in Section 6.

LRB PUBLIC FINANCE ADVISORS

Economic DEVELOPMENT STRATEGIC PLan
WiLLARD, UTAH
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Economic DEVELOPMENT STRATEGIC PLAN
WiLLARD, UTAH

This Plan was drafted to coexist with and support the 2023 General Plan of Willard City. The City’s Value
Statement states, *Our community recognizes its history and will preserve its small-town character and sense
of place by protecting its open spaces, agricultural and sensitive lands, and protecting and fostering a high
quality of life for all residents.” There are eight distinct City goals fisted within the General Plan’s Land Use
Element that align with the City's Value Statement. LRB ensured that the Plan coincides with the values of the
General Plan.

[ ]

LRB s

Evaluate all City decisions, actions, and budget expenditures to achieve General Plan consistency.
Protect the City's naturally occurring sensitive lands, views, features, and other amenities.

Protect the City's agricultural areas.

Promote efficiencies in the use of all water resources and protect local water sources.

Encourage retail businesses to support the City's tax and employment base and to provide additional
opportunities for residents to meet their dally living needs in Willard,

Increase opportunities for all residents to engage in remote work and learning,

Protect and enhance Willard's historic town core.

Continue to require quality developments that promote and enhance the City’s small-town character
and ambiance and to remain a safe and desired location for residential and nonresidential uses.

uggests the following strategies to reflect stakeholder responses, with the City's objectives and existing

strategies for economic development serving as the foundational objectives.

Page & I

GROW TION AND AGRI-TOURISM ECONOMY; Leverage Willard's
strengths— Willard Bay State Park, hiking trails, fruit farms, and future South Willard
annexation— to drive visitor spending while reinforcing small-town character.

DIVERSIFY THE TAX BASE WITH JOB- TING LIGHT DUSTRIAL
Convert annexed South Willard land and the north industrial corridor (nnrth nl Flying J) |mu
employment and neighborhood-scale retail to reduce reliance on rooftops.

JDERNIZE TH INFRASTRUCTURE TC C
LOSING HARACTER: The City has water rights but needs dullvery capacity and
sequencing. With an aging water system and wetland preservation and service limits, growth
is constrained and risk is increased.

UNLOCK

AND

FARMS

MANAGE N {BORHOODS
Community concern over davelopmem and gravel pits requires predictable, pla:e-sen:ltlve
growth that preserves agriculture and quality of life.




In recent years, the State of Utah has experienced robust growth in both population and employment
opportunities. As af April 2025, the State unemployment rate was measured at 3.1 percent, compared with
the national average of 4.2 percent. Population and employment characteristics are helpful indicators of
overall ecanomic health. As economies expand, typically population increases and unemployment rates
decline, which is true of both the Utah and national economy. Comparing population and employment trends
is helpful in understanding the local economy.

Economic markets are heavily influenced by demographics, socioeconomics (income levels), education,
availability of land, industry, infrastructure investment, and the existing workforce. This section focuses on
many of these measurements to understand the current market characteristics that are causing the
underlying economy to thrive or decline.

HISTORIC POPULATION

Willard's population grew from 2010 to 2020 at an AAGR of 1.11 percent each year according to Census
redistricting data, Similarly, South Willard's population grew at an AAGR of 1.59 percent. According to the
General Plan,’ the Willard's population is expected to grow to 3,450 by 2040, which aligns with Traffic Area
Zone (TAZ) data projections shown in Table 2.3,

Brigham City 18,104 19,150

18264 18357 18924 19,336

Farr West 5973 6113 6,270 6,836 7.023 1397
North Ogden 17,570 17,743 18.006 18,943 19,352 19,930
Pemry 4,476 4,529 4,566 4,828 4571 5,090
South Wiliard s | 1as 1992 0| 10 472 451
willard oo ame| s 1737 | 1745 188
Box Elder County 50,160 50613 50,991 53946 54953
Utah 2813673 2.858,111 2903379 2943427 848 3,151,235

Source: US Census Bureau, 2010 and 2020 Census Redistricting Data (PL 34-171)
U§ Census Bureau, American Cammunity Survey 5-Year Estimates (DPOS)

Brigham Clty

18336 19373

Farr West 7,197 7,581

North Ogden 15,930 20,703

Perry 5,090 5,444

South Willard | 1519 | 1,567 1378 1571 1,840
willard | 1688 | 1813 1.753 2,008 1772 1978
Box Elder County 54953 56891 58,291 59,725 49,975 57,666
utah 3051239 | 3231370 | 3283809 |  3331,187 | 2763885 | 3271616

Source: US Census Bureau, 2010 and 2020 Census Redistricting Data (PL 34-171)
US Census Bureau, American Community Survey S-Year Estimates (DPOS)

Saurce: Willard General Plan,
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South Willard 1,564 | 1614 1640 | 1,666 1692 1ns 1,747 1,774 1503 | 1.59%
Willard 2193 | 2217 | 2241 2266 2291 | 2317 | 2342 2368 | 2394 | 24  111%
tal Ary 3756 3806 | 3855 3906 | 3,857 | 4009 4062 A4S 4169 4224 | 131%

South Willard 1,909 1,950 968 84 013
Willard 2,608 A 274 2853 2931 1 079 2.80%
t 4518 4723 43 4915 5,002 201%

Source: Wasatch Front Regional Council, Traffic Area Zone Projections

South Willard 070 2127 2184 2,240 2298 2,356 2414 2472 2,530 1588 | 254%
Willard 3113 | 3148 | 3183 | 3218 | 3254 | 3290 | 3327 | 3363 | 3400 3437 1L11%
atal Are I 5183 5274 5367 [ 5,459 5.552 | 5.646 5,741 5.835 5.930 6025  1.70%
Saurce: Wasatch Front Reglonal Council )

raffic Area Zone Projections

AGE

Willard City and South Willard's demographics relative to age have shifted from 2013 to 2023. 2023 data
illustrate a concentration in the 10 to 24 and 35 to B4 years of age categories. Noticeable shifts occurred in
the age brackets of under 5 to @ years of age and 25 to 34 as illustrated in Figure 2.2. A comparison of the
median age illustrates that city residents are older than the County and younger than the State on average

14% 12%
iz Median Age | ;o 1 0%
10% %
%

%
&%
4% i
- | dEakl’
o 0%

Unnem S5TOS 0TO 15To 2070 ISTo 30To 3570 40Ta 4570 5000 5570 60T 6570 010 T5To 80O 1]

Sviams viars 14 19 24 P 34 39 44 49 54 59 B4 B8 T4 M
VEARS VEARS VEARS VEARS VEARS YEARS VEARS YEARS  WEARS YEANG YEANT VEART VEARS YEARY

02013 ACS ®2023ACS
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Economic DEVELOPMENT STRATEGIC PLAN

WiLLarD, UTan

POPULATION PROJECTION

Willard's population is projected to continue to increase through 2040, reaching 3,450 persons. Figure 2.1
displays regional population projections. The population in Box Elder County will continue to concentrate in
Brigham City, Mantua, Tremonton, and Perry cities. Weber County, located directly south of the Willard area,
will also experience a significant growth when compared to Box Elder County.

TAZ Population (2025) TAZ Population (2040)

LEGEND
Mricponi

TAZ Population

0 o nies -w

|

B

Table 2.2 illustrates historic redistricting Census for Willard and South Willard, while Table 2.3 shows 2023
TAZ projected growth through 2040. The TAZ projections start higher than the comparable data beginning in
2024 through the projected horizon.

A Pa P A CENSUS

South Willard 1,400 1422 1,445 1468 B 1.55%
Willard 2,030 2,053 2075 2098 2122 2,145 2,169 1.11%
3430 3,475 3520 3,566 3,613 3,660 3,708 131%

Source: US Census Bureau, 2010 and 2020 Census Redistricting Data
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EMPLOYMENT

The Utah Department of Workforce Services indicates the unemployment rate in Box County in December
2024 was 3.1 percent as shawn in Figure 2.4, This is lower than the national average unemployment rate of
4.1 percent and the State of Utah's unemployment rate at 3.3 percent. As of April 2025, the unemployment
rate in Box Elder County was 2.9 percent as compared ta Utah at 3.1 percent and the United States at 4.2
percent

2.0%
0.0%

2000 2001 2002 2003 2004 3005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 20719 2020 2021 2022 2023 2028

e St2tE Of Utah e Box Elcfer COUNLY e .S,

US Census On the Map data for 2022 illustrates 11 residents both live and are employed within Willard City,
while 198 of those who work in Willard live elsewhere and 1,045 residents of the City are employed outside
of the City. Similarly, 24 residents both live and are employed within South Willard. 278 af these who work in
South Willard live elsewhere and 1,026 residents of the South Willard are employed outside of the area. Figure
2.5 demonstrates a large proportion of residents leave both Willard City and South Willard for work,

Page 8 1 ; 184
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5. US Cansus O Tt Mar
—

willard fric!

WFRC TAZ employment projections the total job count in Willard is 486 and in South Willard is 398
(notated as “Box Elder County South” in the table below). The TAZ data illustrates that the City and South
Willard will experience an increase in the percentage of total employment. Noticeable shifts in growth in the
region from 2025 - 2050 will eccur In South Willard, Deweyville, Elwood, Fielding. Mantua, and Plymouth.

T g C

Balance of Box Elder 3,960 4230 | 4570 | 572 | 14.4%
Bear River City 189 192 187 45 23.7%
Bax Elder County North 41 382 | 70 20.7%
Box Elder County South | a0 a7 3t | 3| s%
Brigham City { 15210 15,896 17,027 2,920 19.2%
Carinne 1,507 1578 1,207 203 13.5%
Deweyvilie 7 80 B | 1 4 60.3%
Elwood 323 338 382 480 157 £8.6%
Figiding | 83 | B85 126 124 41 49.2%
Garland 456 473 602 452 ) 0.9%
Honeyille | 595 | 620 | 639 805 m 35.4%
Howell 35 36 43 49 14 £0.2%
Mantua 199 | 206 | 39 301 102 51.3%
Py 2565 2675 2828 3028 463 18.0%
Blymouth | 12| 127 | 156 176 56 46.0%
60 15 32.2%

251 s 16.2%

8379 1,668 24.9%

151 28.1%

e | 3 165%

#2340 TS 2%
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ECONOMIC DEVELOPMENT STRATEGIC PLAN
WILLARD, UTAH
Fraure 2.8: WiLLARD ARza EDUCATIONAL ATTATNMENT
100.0%

GRADUATE OR PROTESSIONAL DEGREE
50.0%

50.0% Ay BACHELOR'S DEGREE

T0.0% Bk 1 B

i AT 8 ASSOCIATE'S DEGREE

S, W SOME COLLEGE, NO DEGREE

40.0%
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HOUSEHOLDS

In 2025, the total number of households in Willard and South Willard is 908 and 606, respectively, according
to WFRC TAZ data. According to the most recent Census (2023), of the total housing units in Willard, 98.8
percent are occupled with 1.2 percent unaccupled. 100 percent housing units are occupied in South Willard.
Box Elder County has approximately 94.4 percent housing occupancy rate, compared to the State at 91.8
percent.

INCOME

The Utah median adjusted gross income (MAGI) represents an individual's total gross income minus specific
tax deductions. Figure 2.11 illustrates the historic MAGI and corresponding increase. As of 2020, the Utah
State Tax Commission reports Willard's MAGI was $81,000. * The Willard MAGI was slightly higher than Box
Elder County’s $70,000. The State MAGI according was lower than the City and County at $61,071.
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RESIDENTIAL BUILDING PERMITS AND NEW COMMERCIAL VALUATION

The Kem C. Gardner Policy Institute tracks building permit activity across the State and maintains the Ivory-
Boyer Construction Database. The total number of residential building permits in Willard® has varied from a
low of 1in 2014, to a high of 44 in 2021 as shown in Figure 2.6.% New non-residential value added to the City
increased from 2021 to 2022 by 1,500 percent. As of 2025, the median hause price in Willard was between
$599,000 and $614,000 based on housing market report data.*
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EDUCATION

Accarding to the US Census ACS 2019-2023 five-year estimates, approximately 47 percent of Willard and South
Willard's combined population 25 years and alder has an associate degree or higher, compared to Box Elder
County with 36 percent and the State of Litah at 47 percent.
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Taxable sales within Willard provide an important metric to assess the general economic health of the City.
Data for South Willard was not available. A sales gap (or “leakage”) analysis is used to identify economic
development opportunities for a community by evaluating the total purchases made by residents inside and
outside the community (hence, the term "leakage” for sales lost outside the community). This type of analysis
first identifies sales within the State of Utah for each major North American Industry Classification System
(NAICS) code category and then calculates the average sales per capita in each NAICS category. Per capita
sales in the City are compared to average per capita sales statewide in order to estimate what portion of
resident purchases are being made within City boundaries, and what amount is leaving the City. The resident
purchases being made outside of the City represent an opportunity to recapture some of these lost sales.

The sales tax data provided to LRB contained all sales tax collected by the State of Utah and Willard City for
the calendar years (CY) 2021-2023, This data was further broken down by industry, Every business registered
in the United States is assigned a NAICS code. For tax purposes, this helps governmental agencies to
determine the outlet of sales tax. In the analysis, businesses operating within a certain industry will be
referred to as outlets. It is important to highlight that not all data for this analysis can be made public,
especially when a specific industry has less than ten outlets, and it is considered a violation of privacy laws to
disclose specific data. All data in this analysis has been provided by the Tax Commission of the State of Utah
through 2 public records request by the City.

Income data comprises the per capita income for both the City and State. Per capita income is calculated by
taking the total income attributable to a certain region and dividing it by the population of that region. This
metric reflects the average income earned per persan within a region. Comparing these figures gives insight
Into differences in cost of living, economic prosperity, and overall education. For the year 2023, Willard City
had an estimated per capita income of $32,514 compared to the State average of $37,023. The difference in
estimated per capita income can be caused by factors such as lower cost of living, larger families, and different
industry demagraphics. In order to make this an “apples-to-apples” comparison, LRB adjusted per capita
figures between the State and City.

Population data is used to understand per capita spending within a region. The calculation of this figure is
derived by taking the total amount of spending within a region and dividing it by the population of that region.
As mentioned in the prior paragraph, these numbers are adjusted to ensure comparability between regions.
By taking the adjusted per capita spending figures, LRB can analyze the differences between per capita
spending by industry when comparing the State and the City.

SALES TAX LEAKAGE ANALYSIS

The tables below provide an overview of leakage and retention by industry, Negative numbers estimate the
approximate leakage of taxable sales from Willard City to other communities, When leakage occurs, the
capture rate is below 100 percent, indicating the City is not collecting the average sales expected based on a
per capita basis relative to the State average. Positive numbers indicate that the City is attracting more than
the State average relative to that category, suggesting shoppers from outside the City are attracted to the
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Book Stores & News Dealers
General Merchandise Stores
Department Stares

Other General Merchandise Stores 17% 29%
Miscellaneous Store Retailers 14% 20%
Foriss ™| 2
Office Supplies, Stationary & Gift Stores 12% o
Used Merchandise Stores % 0%
Other Miscellaneous Stores 15% 13% | 2%
Non-store Retailers 118% 1M12% 119%
Electranic Shopping & Mail Order Houses 122% 7% 123%
vending Machine Operators hL] 1% 1%
Direct Selling Establishments | 5% 8% 0%

The most valuable insights from this Industry are that Willard City does exceptionally well in providing bullding
materials/supplies and that gas stations are very highly demanded in the City. During stakeholder discussions,
it was noted that only one gas station currently exists within Willard City and the demand for another appears
to be exceptionally high. Section 4 includes an analysis of competitive market sites including gasoline stations.

Potential Opportunities: New Car Dealers, Used Car Dealers, Other Motor Vehicle Dealers, Automotive Parts,
Accessories & Tire Stores, Furniture Stores, Home Furnishing Stores, Electronics & Appliance Stores, Lawn &
Garden Equip. & Supplies, Food & Beverage Stores, Grocery Stores, Specialty Food Stores, Beer, Wine & Liguor
Stores, Pharmacies & Drug Stores, Cosmetics, Beauty Supplies & Perfume, Optical Goods, Other Health &
Personal Care, Clothing Stores, Shoe Stores, |ewelry, Luggage & Leather Goods Stores, Sporting Goods, Hobby,
Music & Book Stores, Sporting Goods, Toys & Games, Sewing, Needlework & Piece Goods, Musical
Instruments, Book Stores & News Dealers, General Merchandise Stores, Department Stores, Other General
Merchandise Stores, Miscellaneous Store Retailers, Florists, Office Supplies, Stationary & Gift Stores, Used
Merchandise Stores, Other Miscellaneous Stores, Non-store Retailers, Electronic Shopping & Mail Order
Houses, Vending Machine Operators, Direct Selling Establishments.

The Wholesale Trade sector (NAICS 42) includes establishments engaged in selling goods in bulk to retailers,
industrial, commercial, institutional, or professional users, or other wholesalers. These businesses typically
operate from warehouses or offices and may also provide logistics, storage, and delivery services. It is divided
Into three main types: 1) Durable Goads; 2) Nondurable Goods; and 3) Agents and Brokers. The City performs
best in Paper & Paper Products, Apparel, Piece Goods & Notions, and Professional & Commercial Equipment
but still leaks a significant portion of sales.

Mator Vehicles & Parts

Furniture & Home Furnishings 12% 13% 9%

Lumber & Other Canstruction Materials 23% 4% 0%

Professional & Commerdial Equipment I 3% A43%

Mezal & Mineral a% 0% o%

Appliances, Electrical & Electronic Gaods 6% 6% 4%

Hardware, Plumbing & Heating % 4% 0%
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area for certain types of purchases or that there is a high concentration of this type of spending. This is
reflected in the capture rate as a number above 100 percent.

The analysis divides taxable sales into three major categories: retall sales, industry sales and sales related to
services.

RETAIL SALES

RETAIL TRADE

The Retail Trade sector (NAICS 44-45) encompasses establishments primarily engaged in selling merchandise
directly to the general public in small quantities. This includes both store retailers, which operate physical
locations designed for walk-in customers, and non-store retallers, such as online or catalog-based sellers.
Retailers may also provide services like repair and installation alongside merchandise sales, making this the
final step in the distribution process of goods, It is important to highlight that retail trade is a large industry
and has many sub-industries, Among those that are captured are: Building Material, Garden Equipment &
Supplies Dealers, Gasoline Stations, and Nor-store Retailers,

Motor Vehicle & Parts Dealers | 3% % %
New Car Dealers. IO 0% o
Used Car Dealers % % £
Other Motor Vehide Dealers L3 o% 0%

__Automotive Parts, Accessories & Tire Stores % | ™ 1%

Furniture & Home Furnishings Stores % ™ L
Furniture Stores % % 1%
Home Furnishing Stares | o | 0% %

Electronics & Appliance Stores | 3% 1% %
Electronics & Appliance Stores | 13% 12% %

Build. Material. Garden Equip. & Supplies Dealers | 313% am™ 306%
Building Material & Supplies Dealers EFE 453% 320%
Lawn & Garden i £ 5% | 55

Food & Beverage Stores | 30% | 26% %%
Grocery Stores % 26% 7%
Specialy Food Stores 53% 0% 8%
Beer, Wine & Liquor Stores | 0% o% 0%

Health & Personal Care Stores | 16% 16% 15%
Pharmacies & Drug Stores . 2% 2%
Cosmetics, Beauty Supplies & Perfume 2% 26% 24%
Optical Goods £ % ™
Other Health & Personal Care 14% 7% | 17%

Gasoline Stations | a0m% | 363%
Gasoline Stations | ) 407% 363%

Clothing & Clothing Accessaries Stores | % 3% n%
Clathing Stores % 2% 19%
Shoe Stores 8% 4% a0%
Jowelry, Luggage & Leather Goods Stores | 5% 0% | £

Sporting Goods, Hobby, Music & Book Stores | 1 17 15%
Sporting Goods 20% 19% 18%
Hobby, Toys & Games a% 19% 5%
Sewing, Needlework & Piece Goods 1% % %
Musical Instruments 3% 10% 5%
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Machinery & Equipment 9% | 2% | )

Miscellaneous Durables 3a% 31% 36%
Paper & Paper Products 4% 115% 76
Drugs & Druggrsts Sundries 34% 26% %
Apparel, Piece Goods & Notions 53% ar a8%
Grocery & Related Products 6% 6% ™
Farm Product & Raw Material 0% o% 67%
Chemical & Alied Products 2% 13% 2%
Petroleum & Petroleum Products 1% 36% 0%
Beer, Wine & Alcoholic Beverages 0% 0% 0%
Miscellaneous Nondurables 12% 14% 10%

Potential Opportunities: Motor Vehicles & Parts, Furniture & Home Furnishings, Lumber & Other
Construction Materials, Professional & Commercial Equipment, Metal & Mineral, Appliances, Electrical &
Electronic Goods, Hardware, Plumbing & Heating, Machinery & Equipment, and Miscellaneous Durables.

INDUSTRY SALES

LTURE, F v 3 HUNTING
The Agriculture, Forestry, Fishing, and Hunling sector (NAICS 11) include establishments primarily engaged in
growing crops, raising animals, harvesting timber, and capturing fish or wildlife from farms, ranches, or
natural habitats. It is divided into five subsectors: Crop Production, Animal Production and Aquaculture,
Forestry and Logging, Fishing and Hunting, and Support Activities for Agriculture and Forestry. Excluded are
activities like agricultural research or land conservation programs. Willard City performs well within this sector
as shown In the data below. Animal Production is the only sub-industry that is captured, but at a rate of 300-
500 percent, it significantly contributes to the sector’s performance. This is a very strong and healthy sub-

industry for the City.

Crop Production 8% 5% A

Animal Production 4B7% 527% 369%
Forestry and Logging 0% 0% 0%
Fishing, Hunting, and Trapping [ 7o% 19%
Support Activities for Agriculture and Forestry 3% 12% 14%

Potential Opportunities: Crop Production, Forestry and Logging, Fishing, Hunting, and Trapping, and
Support Activities for Agriculture and Forestry.

CONSTRUCTION

The Construction sector (NAICS 23) includes estat primarily d in building construction,
engineering projects, site preparation, and land subdivision. Work may involve new constructicn, additions,
alterations, maintenance, or repairs. It is divided into three subsectors: Construction of Buildings (NAICS 236),
Heavy and Civil Engineering Construction (NAICS 237), and Specialty Trade Contractors (NAICS 238), Within
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the City, the prevailing sub-industry is Heavy and Civil Engineering Construction, with a capture rate ranging
from 500-1,400 percent.

Construction of Buildings 5% 5% 1%
Heavy and Civil Engineering Construction 1,388% 915% 551%
Specialty Trade Contractors 8% ] 24%

Potential Opportunities: Construction of Bulldings and Specialty Trade Contractors.

NFORMATION

The Information sector (NAICS 51) includes industries that produce and distribute information and cultural
products, provide the means for transmitting or distributing these products and data, and process data. This
sector covers both traditional and digital platforms. The majority of this industry is not captured, although CY
2021 data indicate the industry as a whole captured 95 percent of the market. Moreover, Broadcasting and
Content Providers and Telecommunications sub-industries are capturing a surplus between 110 and 160
percent. Many Insights can be gained from this data, specifically that there could be opportunity for more
data/internet usage among businesses.

Publishing Industries-Except Internet 67% 58% 52%
Mation Picture & Sound Recording Industries 6% ELd %
Broadcasting and Content Providers 156% 151% 137%
Telecommunications 131% 132% 111%
Data Processing, Hosting & Related Services 60% 4% 3%
Other Information Services | aa% 36% 1%

Potential Opportunities: Publishing Industries-Except Internet, Motion Picture & Sound Recording
Industries, Data Processing, Hosting & Related Services, and Other Information Services.

M

TURING

The Manufacturing sector (NAICS 31-33) includes establishments engaged in the mechanical, physical, or
chemical transformation of raw materials into new products, either finished or semi-finished. Activities such
as assembly, blending, and finishing are considered manufacturing. These establishments, often referred to
as factories, plants, or mills, may use machinery or hand tools and can own or contract the transformation
process. Within Willard City, the industry as a whole is leaking and captures 9-13 percent of the market.
Potential causes may be a lack of land or distance from distributors/retailers.
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Potential Opportunities: Oil and Gas Extraction and Support Activities for Mining.

TRANSPOF ON AND W QUSING

The Transportation and Warehousing sector (NAICS 48-49) encompass industries invalved in transporting
passengers and goods, warehousing and storage, scenic and sightseeing transportation, and related support
activities. The sector also includes various modes of transportation such as air, rail, water, road, and pipelines.
Subcategories range from truck transportation to postal services and couriers. Establishments in this sector
often operate extensive networks of facilities and equipment to facilitate the movement and storage of goods
or passengers. The City is experiencing leakage in all subcategories, indicating the City is not collecting the
average sales expected based on a per capita basis relative to the State average.

Alr Transportation

Rail Transportation

Truck Transportation

Transit & Ground Passenger Transportation
Pipeline Transportation

Scenic & Sightsering Transportation
Suppart Activities for Transpartation

Postal Service

Couriers & Messengers.

Warehousing & Storage

§s595333388¢
Y3383

§sg

Potential Opportunities: Air Transportation, Rail Transportation, Water Transportation, Truck
Transportation, Transit and Ground Passenger Transportation, Pipeline Transportation, Scenic and
Sightseeing Transportation, Support Activities for Transportation, Postal Services, Couriers and Messengers,
Warehousing and Storage.

UTILITES

The Utilities sector (NAICS 22) comprises establishments engaged in providing essential utility services,
including electric power, natural gas, steam supply, water supply, and sewage removal. These businesses
operate infrastructure for the generation, transmission, and distribution of these services to residential,
commercial, and industrial customers. Utilities are critical for supporting daily life and economic activities.
Within Willard, this industry thrives in terms of capturing sales tax. The data suggests a possibility for more
energy efficiency within the community.

TABLE 3.9: UTILITIES SALES LEa

GE SUMMARY

Electric Power Generation, Transmission & Dist. AL N3% 131%
Natural Gas Distribution 9% 2% 109%
Water, Sewage & Other Systems o 0% 0%

Potential Opportunities: Water, Sewage & Other Systems.

Page B LN F " L1015 . T840

EconoMIC DEVELOPMENT STRATEGIC PLAN
WitLaro, Utaw

Food Manufacturing 26% 13% 6%
Beverage and Tobacco Product Manufacturing L] o 1%
Textile Mills a0% 29% 5%
Textile Product Mills EY 23% 8%
Apparel Manufacturing 14% % 14%
Leather & Allied Product Manufacturing E" 3% aa%
Wood Product Manufacturing % 2% %

Paper Manufacturing 1%
Printing & Related Support Activities 100
Petroleum & Coal Products Manufacturing 5%
Chemical Manufacturing % % b
Plastics & Rubber Products Manufacturing a%
1%
%

Nonmetallic Mineral Product Manufacturing 1% 1%
Primary Metal Manufacturing % 3%
Fabricated Metal Product Manufacturing ™ 2% 14%
Machinery Manufacturing 16% 3% 5%
Computer & Electronic Product Manufacturing 10% 14% 13%
Elec. Equip., Appliance & Component Manufacruring 0% % 3%
Transpartation Equipment Manufaciuring % % 1%
Furniture & Related Prod. Manufacturing 5% % 36%
Miscellanecus Manufacturing 28% | 15% 31%

Potential Opportunities: Food Manufacturing, Beverage and Tobacco Product Manufacturing, Textile Mills,
Textile Product Mills, Apparel Manufacturing, Leather & Allied Product Manufacturing, Wood Product
Manufacturing, Paper Manufacturing, Printing & Related Support Activities, Petroleum & Coal Products
Manufacturing, Chemical Manufacturing, Plastics & Rubber Products Manufacturing, Nonmetallic Mineral
Product Manufacturing, Primary Metal Manufacturing, Fabricated Metal Product Manufacturing, Machinery
Manufacturing, Computer & Electronic Product Manufacturing, Electrical Equipment, Appliance & Companent
Manufacturing, Transportation Equipment Manufacturing, Furniture & Related Product Manufacturing,
Miscellaneous Manufacturing,

MINING, QUARRYING, A AND GAS EXTRACT!
The Mining, Quarrying, and Oil and Gas Extraction sector (NAICS 21) includes establishments primarily
engaged in extracting naturally occurring minerals, such as coal, ores, crude petroleum, and natural gas.
Activities include mining, quarrying, well operations, and mineral processing at the site. It is divided into three
subsectors: Oil and Gas Extraction (NAICS 211), Mining (except Oil and Gas) (NAICS 212), and Support Activities
for Mining (NAICS 213}, Mining (except Oil and Gas) is the most dominant sub-industry due to the City's
positioning against the Wasatch Mountains.

Tanie 3.7 MininG, QUARRYING, AN

O An GAS EXTRACTION SALES LEAKAGE SUmMMany

Oil and Gas Extraction 0% % 0%
Mining [Except Off and Gas) 785% TBOW 453%
Support Activities for Mining B2% o% 0%
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SERVICE SALES
ACCOMMODATION AND F SERVICES

The Accommedation and Food Services sector (NAICS 72) include establishments that provide lodging and
food or drink services to customers. Accommodation services include hotels, motels, and other lodging
facilities, while food services encompass restaurants, bars, caterers, and mobile food vendors. These
businesses focus on hespitality and customer service for lelsure or business purposes. Willard City captures
the RV Parks & Recreational Camps subcategory.

Accommedation | - % %
~ Traveler Accommodation o% | i 0%
RV Parks & Recreational Camps 105% 87% 107%
Rooming & Boarding Houses | % | 0% o%
Food Services & Drinking Places o 0% o%
Restaurants & Other Eating Places 0% 0% %
Special Food Services bl % 2%
Drinking Places-Alcohalic Beverages % o% | o%

During stakeholder discussions, it was noted that there may be the demand for overnight lodging as a result
of Willard Bay's visitation. Section 4 includes an analysis of competitive market sites including gasoline
stations.

Potential Oppor ies: Traveler Ac ion, Rooming & Boarding Houses, Restaurants & Other
Eating Places, Special Food Services, and Drinking Places-Alcoholic Beverages.

AND REME

AND SUPPORT AND WASTE

The Administrative and Support and Waste Management and Remediation Services sector (NAICS 56) includes
establishments providing routine support services for the day-to-day operations of other organizations, such
as office administration, personnel hiring, security, cleaning, and document preparation. it also encompasses
waste management activities like waste collection, treatment, disposal, recycling, and environmental
remediation services. The data shows that Willard City has begun to make efforts towards capturing this
industry; however, it is sign of efficiency to have a low capture for Waste Management & Remediation Services.

ABLE ADMINISTRATIVE AND S Wasie Man . REMEDIATE Sem ANAGE SUMMARY
Administrative & Support Services 13% 18% 2%
‘Waste Management & Remediation Services. B | as% | 49% 4%

Potential Opportunities: Administrative & Support Service, and Waste Management & Remediation Services.

AND RECREATION

ENTERTAI

The Arts, Entertainment, and Recreation sector (NAICS 71) includes establishments that provide cultural,
artistic, entertainment, and recreational activities, This sector encompasses performing arts, spectator sports,
museums, historical sites, amusement parks, fitness centers, and other recreational facilities. These activities
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are designed to entertain, educate, or provide leisure experiences to individuals and groups. The capture rate
in this industry is substantially high due to Willard Bay State Park, further illustrating Willard's strength and
how it can be used for economic development.

Performing Arts, Spectatar Sports & Related Industries = . aon ) 29% 20%

Museurns, Historical Sites & Similar Institutions 4251% 2.046% 3,585%
Amusement, Gambling & Recreation Industries % 0% %

Potential Opportunities: Performing Arts, Spectator Sports & Related Industries and Amusement, Gambling
& Recreation Industries,

The Educational Services sector (NAICS 61) includes establishments that provide instruction and training in a
wide variety of subjects. This sector encormpasses schools, colieges, universities, and training centers offering
education through formal programs, as well as specialized services like tutoring, language instruction, and
test preparation. Education may be delivered in person or online, This industry is expected to grow as
population increases as higher demand derives from increased student base

VA AND IN RANCE
The Finance and Insurance sector (NAICS 52) includes establishments engaged in financial transactions such
as raising funds, lending, and investing, as well as facilitating these activities, It also covers risk pooling through
Iinsurance underwriting and providing specialized services such as financlal advisory and employee benefit
programs, Key subsectors include Monetary Autharities, Credit Intermediation, Securities and Investments,
Insurance Carriers, and Funds and Trusts. The data below shows a significant leakage occurring In the
Industry. The anomaly In this data is CY2021—which accounts for Federal Reserve activity during COVID-19
and can be ignored for purposes of this analysis.

Monetary Authorities-Central Bank

Credit Intermediation & Related Activities ™ Ta% v
Securities, Commaodity Contracts & Other Financal S 0% a%
Insurance Carriers & Related Activities TI% ne 6%
Funds, Trusts & Other Financial Vehicles 0% 0% | %

Note 1: Represents an outlier in this data is CY2021 can be ignored for purposes of this analysis
Potential Opportunities: Monetary Authorities-Central Bank, Credit Intermediation & Related Activities,

Securities, Commaodity Contracts & Other Financial, Insurance Carriers & Related Activities, and Funds, Trusts
8 Other Financial Vehicles.

Page 21 14N ) 5aur L

Economic DEVELOPMENT STRATEGH PLAN
WiLLARD, UTAK

Management, Scentific & Tech. Services 9% 7% %
Scientific Research & Development sl (2 0%
Advertising & Public Relations 5% % a
Other Professional, Scientific & Enterprises 68% 7% 68%

Potential Opportunities: Legal Services, Accounting, Tax Preparation, Bookkeeping & Payrall, Architectural
& Engineering Services, Specialized Design Services, Computer Systems Design & Related Services,
Management, Scientific & Tech. Services, Scientific Research & Development, Advertising & Public Relations,
Other Professional, Scientific & Enterprises.

REAL E
The Real Estate and Rental and Leasing sectar {NAICS 53} includes establishments includes real estate
properties, equipment, and nonfinancial intangible assets (excluding copyrighted works). Key activities include
property management, real estate sales, appraisals, and leasing services for items like vehicles and
machinery. Major subsectors are Real Estate (NAICS 531), Rental and Leasing Services (NAICS 532), and
Lessors of Nonfinancial Intangible Assets (NAICS 533).

Real Estate 13% 0% %

Rental & Leasing Services % 59% Ta%
Lessors of Nonfinancial intangible Assets 0% 0% o

The analysis shows that there is leakage within this industry. This is expected to increase with population
growth, The under capture or leakage gives insight into potential real estate and renting opportunities within
the City.

Potential Opportunities: Real Estate, Rental & Leasing, and Lessors of Nonfinancial Intangible Assets,

The Other Services (except Public Administration) sector (NAICS 81) includes establishments providing
services not classified elsewhere, such as equipment repair, persanal care, laundry, pet care, death care, and
photofinishing. It also encompasses religious organizations, grantmaking, advocacy, and private households
employing workers. These services cater to diverse personal and organizational needs. As a broad
Industry/sector, it offers plenty of opportunities to the City.

Automative Repair & Maintenance 13% % 5%

Electranic & Precision Equip. Repalr & Maintenance B% FL %
Commercial & Industrial Equip. Repair & Maintenance 67% 35% 10%
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EALT ) ASSISTANCE

The Health Care and Social Assistance sector (NAICS 62) includes establishments providing medical care, sccial
support, and assistance to individuals. It encompasses a range of services such as ambulatory health care,
hospitals, nursing and residential care facilities, and social assistance programs. These services are delivered
by trained professionals to improve health and well-being,

Ambulatory Health Care Services
Hospitals

Nursing & Residential Care Facilities
Social Assistance

1%
o%
0%
4B%
Potential Opportunities: Ambulatory Health Care Services, Hospitals, Nursing & Residential Care Facilities,

and Social Assistance.

The Management of Companies and Enterprises sectar (NAICS 55) includes establishments primarily engaged
in holding securities to control or influence management decisions or overseeing and managing other
company establishments. These entities focus on strategic planning, organizational decision-making, and
administrative functions to achieve economies of scale within the enterprise. This sector is heavily leaked in
Willard

PROF L, SCIENTIFIC, AND TECHNICAL SER

The Professional, Scientific, and Technical Services sector (NAICS 54) includes establishments that provide
specialized services requiring expertise in fields such as law, accounting, engineering, architecture, consulting,
research, advertising, and design. These businesses primarily offer knowledge-based services to clients in
various industries. Activities in this sector rely heavily on skilled professionals and technical expertise. Almost
all sub-industries are leaking with exception of Architectural & Engineering Services. This sub-industry
captures around 112-177 percent.

Legal Services 0% 0% 0%
Accounting, Tax Preparation, Bookkeeping & Payroll % % 18%
Architectural & Engineering Services 140% 1% 177%
Specialized Design Services 1% 10% 1%
Computer Systems Design & Related Services 18% 26% | 17%
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P | & Goods Repair & Mail 14% 155% 18%

Personal & Laundry Services 16% 13% ™
Religious, Grantmaking, Civie, Professional & Similar 1% 1% 1%
Private Households 0% o% 0%

Potential Opportunities: Automotive Repair & Maintenance, Electronic & Precision Equip. Repair &
Maintenance, Commercial & Industrial Equip. Repair & Maintenance, Personal & Household Goods Repair &
Maintenance, Personal & Laundry Services, Religious, Grantmaking, Civic, Professional & Similar, and Private
Households.

OVERVIEW

The table below provides a general overview of leakage and retention by major category. Negative numbers
estimate the approximate leakage of taxable sales from Willard City to ather communities. When leakage
occurs, the capture rate is below 100 percent, indicating the City is not collecting the average sales expected
based on a per capita basis relative to the State average. Positive numbers indicate that the City is attracting
maore than the State average relative to that category, suggesting shoppers from outside the City are attracted
to the area for certain types of purchases or that there is a high concentration of this type of spending. This
is reflected in the capture rate as a number above 100 percent.

Agriculture. Forestry, Fishing and Hunting 336,605 $15 13 4 $9,006

Mining, Quarrying and Oil and Gas Extraction $547,931 $230 3 $60 3142.803
Construction $1,364,651 8574 21 399 5234551
Manufacturing $383,090 3161 13% | (51,051) | ($2.501,197)
Wholesale Trade 51,336,650 3562 24% | ($1528) | ($4345,098)
Retall Trade $23.624,164 $9.930 7% | (33811) | (39.067.410)
Transpartation and Warehousing $15,189 6 ™ 1$89) ($210,558)
urilities 32,643,801 EIRER 2 $196 $466,704
Information $1,620,648 681 2% (5269 ($638,774)
Finance and Insurance $106,601 $45 445 57 ($136.234)
Real Estate and Rental and Leasing $1,093573 $460 70% (5194 ($462,063)
Professional, Scientific. and Technical Services $675,100 $284 50% 1$279) ($663,508)
Management of Campanies and Enterprises $1,901 51 % 158) ($20,000)
Admin. and Support and Waste Management 65,978 528 24% 1588) {$210,069)
Educational Services $43,011 318 30% 41 1$98,598)
Health Care and Social Assistance 52520 s k- (s49) 18115,953)
Arts, Entertainment, and Recreation $1,995,082 5839 2 47 $1,121121
Accommadation and Food Services $67.934 829 1% | ($2858) | ($6790.612)
Other Services (except Public Administration) 592,194 539 % ($604) | ($1,436,895)
Public Administration 50 50 93 | o% | 1893 | (8221733)
59%

subtotal [ saseez | s1sen

($10,487) | (524.947.507)
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The per capita spending in Willard is approximately $15,931, compared to the State average of $26,379, and
has a capture rate of 60 percent. The total taxable sales leaking to other communities Is estimated at $24.9M.
The analysis demonstrates the City is capturing Agriculture, Forestry, Fishing and Hunting, Construction,
Mining, Quarrying and Oil and Gas Extraction, Utilities, and Arts, Entertainment and Recreation industries.
Most notably, Willard Bay State Park emerges as a significant driver of economic activity and tourism.
However, the study also identifies substantial leakage in industries including Manufacturing, Retail Trade,
Health Care and Social Assistance, and Transportation, presenting opportunities for strategic development
and investment, Addressing these gaps through targeted initiatives—such as expanding retall options,
supporting local manufacturing, and enhancing health care services—could bolster the city's economy and
reduce reliance on external communities. The findings offer a roadmap for leveraging existing strengths while
addressing areas of leakage to foster sustainable growth in Willard City.
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Plymouth 0.000160 | 0.000161 0.000104 | 0000104 | 0.000103 0.000112 16 492 12

Portage 0.001045 | 0001035 | 0.000647 | 0.000635 | 0.000645 0.000650 n 32 “
snawville 0001359 | 0001370 | 0.000850 | 0000762 | 0000706 0.000706 9 164 15
Tremontan 0.002413 | 0002548 | 0002191 | 0.003038 | 0.002762 0.002797 1 12,677 2
Willard | 0001160 | 0001022 | 0.001022 | 0000917 | 0000967 | 0.000958 2l 2355 | L
Saurce: LS. Census Bureau, City and Town Papulation Totals: 2020-2024

tsh Cenified Tax Rates

The total Willard tax rate for Tax Area 132 is made up of levies by Box Elder County, Multicounty and County
Assessing, Box Elder School District, Willard City, Box Elder Mosquito Abatement District, Willard Precinct
Cemetery Maintenance District , Box Elder County and Willard City Flood Control and Drainage, Bear River
Water Conservancy District. and the Box Elder County Library.® As shown in Figure 4.1, the Box Elder School
District accounts for approximately 65 percent of the tax rate in 2025. The Willard City municipal tax rate as a
percent of the total tax rate fluctuated historically between 10 percent and 11 percent as shown in Figure 4.2,

0.012000
0.010000

0.008000
0.006000
0.004000
0.002000
0.000000

2020 2021 2022 2023 2024 2025
wE0x Elder = Multicounty Assessing & Collecting Lavy
& County Assessing & Collecting Levy m Box Eider School District
3 Willard City Hox Elder Mosquito Abatement District
m Willard Precinct Cemetery Maintenance Districr Box Elder County & Willard City Flosd Control & Drainage
= Gear River Water Canservancy District = Box Elder County Library
14%
12% 1%
11% 1% 1%
10% bk
10%
8%
&%
4%
™
%
2020 2021 2022 2023 2024 2025
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EXISTING CONDITIONS

It Is likely that commercial growth will be limited to currently planned and potential commercial zones. It is
expected that the City will rezone for industrial use narth of 1075 North along I-15. The following section
assesses the City's feasibility to develop neighborhood scale retail by addressing the existing market
conditions within the City including property taxation, land uses and 2oning, historic average annual daily trips
and visitation to Willard Bay, an illustration of competitive market sites, supportable commercial zoning and
potential barriers to future economic growth.

PROPERTY TAX

Utah's municipal tax rate setting process is designed to achieve budget neutrality. An entity’s prior year
budgeted revenue serves as the baseline for current year certified tax rate calculations. According to the Utah
State Tax Commission:

The county assessor and State Tax Commission provide valuation information to the county auditor,
including changes in value resulting from reappraisal, new growth, factoring and legislative
adjustments. The State Tax Commission and the county auditor calculate certified tax rates and the
county auditor provides taxing entities with valuation and certified tax rate infermation. The certified
tax rate provides a taxing entity with the same amount of property tax revenue it received in the
previous tax year plus any revenue generated by additional growth in its taxable value. When this
information is received, taxing entities compute and adopt proposed tax rates. If an entity is
proposing a praperty tax revenue increase, it may only adopt a tentative or proposed tax rate. The
exact requirements to increase property tax revenue vary depending on whether the entity is a
calendar year or a fiscal year entity. These procedures are discussed in more detail in Standard 10.9
“Truth in Taxation".®

In order to adopt a tax rate that exceeds the Certified Tax Rate, an entity must go through what is known as
the “Truth-in-Taxation” process. Truth-in-Taxation statutes require that entities proposing a tax increase must
advertise the increase and hold a public hearing. The Certified Tax Rate or the proposed rate, if adopted, is
applied to all taxable value within the boundaries of the taxing entity.”

Bear River 0.000762 | 0.000682 0000451 0.000490

Brigham City | 0.001802 | 0.001802 | 0.001802 | 0.001567 0.001706
Corinne 0002070 | 0.001806 | 0.001601 | 0001499 0001431
Deweyville 0000563 | 0.000525 | 0.000460 | 0000433 0000441
Elwood 0.000977 | 0.000917 | 0.000760 | 0.000587 | 0.000584
Fielding 0.000619 | 0000602 | 0.000370 | 0000324 0000324
Garland 0003344 | 0003161 | 0003000 | 0002754 | 0.002539
Honeyville 0000624 | 0.000591 | D.0004S1 | 0.000443  0.000444
Hawell 0.000624 | 0000661 | 0.000570 | 0000629 | 0.000550

Mantua 0003145 | 0002814 0002279 | 0001716  0.001908
0002175 | 0.002045 | 0001857 | 0.001906
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LAND USE AND ZONING

The distribution of land uses in Willard llustrates a concentratian of residential development, with nearly 60
percent of the market value and 61 percent of the taxable value attributed to primary residential property
types, as shown in Table 4.2. Figure 4.3 illustrates the distribution of land use types within Willard.

Agricultural Buildings 125 | 62126 | 224885 | 529984810 10.5% | §93,907,430
Agriculural Land 175 | 50667 280,570 | $40,044,425 141% | $100452,871
Commerdial Buildings 25 | 6688 30969 | $20,712.604 7.3% | $43,555,985
Commercial Land 3 Fil) 3783 $301,426 01% | $1430613
Exempt Improvements " 16.90 38332 0 0% | $1.818025
Exernprt Land 91| 1797 141,063 $0 0.0% |  $9,278,050
FAA 136 | 132685 | 140,769 |  $4130321 1.5% | $51,999,230
Residential Building Non Primary 18 .14 17,755 | $5942.051 2% | $14,926,077
Residential Building Primary 624 | 28878 | 639434 | $173.267.270 60.9% | $4B8,298,650
Residential Land Non Primary 70 18.69 9,936,280 15% | $19572.560
State Assessed Land 6 4315 53 0.0% $6
Unknown 18 3268 50| 0.0% | $0
ToTAL WiLLARE 1302 413458 284,319,190 100% | $825.569.497

Source: Box Elder County Assessor's and Auditor's Offices

similarly, the distribution of land uses in South Willard illustrates a concentration of residential development,
with nearly 65 percent of the market value and 71 percent of the taxable value attributed to primary
residential property types.

439.80 57879 $12.552,740 62% $42.358,011 6.9%

Agricutural Buildings 4

Agricultural Land 65 40755 | 74487 | $17.961882 BO% | 543,468,097 7.0%
Commercial Buildings 2| 88942 | 30378 | 519932918 o9% | $64341,590 104%
Commerdal Land [ - E 50 00% 50 0.0%
Exempt Improvements 2 046 1,388 $317.745 02% | $1,304813 02%
Exempt Land 9 | 383739 | 125875 s 00%  $10,543,055 17%
FAA 64 | 205518 | 74802 | 9376359 19% | $45476,933 7.4%
Residential Building Nan Primary 5 5097 | 1,702,764 08% | 53773229 06%
Residential Buikding Primary 475,299 | $143,630063 71.5% | $404775.588 65.5%
Residential Land Non Primary 2075 | $1080000 05% 52160000 03%
State Assessed Land 14,602 $5 a0% $10 0.0%
Unknown 21 50 0.0% 50 oo%
Tou T W LARE 564,005 | $200,941,713 | 100% | $618.201,326 100%

Source: Box Elder County Assessar's and Auditor's Offices
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Proximity to a regional transportation network allows communities to attract larger developments like
distribution centers or industrial centers, which in turn stimulate job growth and spending. Willard City is
bordered by the Wasatch Mountain Range to the east, and Willard Bay State Park to the west. The City is
accessible by two major roadways: I-15 and Highway B9. Average Annual Daily Trips (AADT) along these
roadways range from 69,000 trips on I-15 and 14,000 trips on Highway 89. 750 North Street is another major
corridor located within the City, with an AADT of 3,900. The trips on |-15 decrease to 60,000 trips north of 750
N as you enter Perry City.

WILLARD BAY VISITATION
Willard Bay, a top 5 state park with 824,000 visitors during fiscal year (FY) 2025, is one of Willard's biggest
attractions to visitors. A comparison of monthly visitation trends for Willard Bay illustrates the annual percent
change from FY 2023 to FY 2025, as shown In Figure 4.4, Notable shifts occurred between October 2022 and
October 2023, with visitation experiencing an increase of 393.8 percent.

Ficuie 4.4: COMPARISON OF MONTHLY WILLARD BAY STATE PARK VISITATION TRENDS
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To illustrate growth potential near the Demand Area, two-mile geographic buffers of the regional market sites
are included in Figure 4.6. There is no overlap within the Demand Area when a two-mile geographic buffer is
mapped for hotel and grocery sites. When a two-mile buffer is applied to gas station market sites, two gas
stations (Walmart, Fresh Market, and Smith's Marketplace) overlap the Demand Area,
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In FY 2025, Willard Bay’s visitation ranked fifth out of all state parks, Of the state parks, Sand Hollow had the
highest visitation numbers with over 1.3M visitors, followed by Dead Horse Point, Antelope Island, and
Jordanelle state parks. Figure 4.4 compares Willard Bay's visitation to Jordanelle State Park's from FY 2023 1o
FY 2025.

FiGuRE 4.5: COMPARISON OF VISITATION (WILLARD BAY AND JORDANELLE STATE Panks)
1,000,000

918,240 902,897
00,000 — 735,557
.1y =
600,000
400,000
200,000
2023 2024 2025

= Willard Bay State Park  ®Jordanelle State Park

COMPETITIVE MARKET SITES

Discussions with stakeholders pointed to three potential markets compatible with the Plan’s development
goals: gasoline stations, food and grocery stores, and overnight accommodation. This following analysis
Identifies the surrounding gasoline stations, food and grocery stores, and overnight accommodation market
sites surrounding Willard City. Competitive market sites surrounding Willard City include neighborhood scale
retail just north of the City's boundaries in Perry and Brigham City, and in the adjacent communities of North
Ogden, Pleasant View, Farr West, and Plain City.
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SUPPORTABLE COMMERCIAL ZONING

Ta determine the supportable commercial zoning within Willard, this analysis evaluates future taxable sales
growth and per capita spending by sector. This analysis provides an estimate of supportable acreage by the
following categories: general retail, industry, services, and total commercial acreage.

EXAMPLE OF SUPFORTANLE COMMIRCIAL DEVELOPMENT (NEIGHEORHOOD ScALE RETAIL]
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The supportable commercial zoning methodology employed in this analysis utilizes estimated per capita
spending of $15,930 in Willard. Assuming a new population of 1,403 residents (2040 - 2025) within Willard
and South Willard using TAZ estimates, the total supportable commercial zoning is estimated at
approximately 81,285 SF or 17 acres. This assumes a median sales volume of $275 per square foot of gross
leasable area (GLA) and a floor area ratio (FAR) of 0.11.

Tamut 4.4: SupporTasie Commincia ZonnG Basio on PEr HOUSEHOLD SPENDING.

2,779 |
1403 |
TO1AL SEADING o mwm{
Median Sales Volume Per SF of GLA $275
ipportable SF | 53534 14181 |
General Commercial Fioor to Area Ratio | on o
_ Supportable Acres | "2 30

FUTURE COMMERCIAL DEVELOPMENT

Itis likely that commercial growth will be limited to currently planned and potential commercial zones, The
focus of future commercial develop will be neighborhood scale retail, which provides personal services,
food services, and general retail purchases. It is expected that the City will rezone for industrial use north of
1075 North along I-15. As shown in Figure 4.7, the City is expecting approximately 15 to 20 acres of
commercial planned or zoned within the rezone area which Is near the baseline supportable commercial
zoning. To achieve this target, the City may need to explore economic development financing tools or
Increased residential development to increase demand. Alternatively, the City may need to focus future
commercial around existing nodes to strengthen these areas and achieve a sustainable commercial square
footage threshold.
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Frouns 4:8 QuanTenly US. Rrvan E-COMMERCE SALES A5 A % 0F TOTAL QUARTERLY RETAL SALES
18.0%
16.0%
14.0%
12.0%
10.0%
B.0%
6.0%
a0
2.0%
0.0%
Q12013 Q12014 Q12015 Q12016 Q12017 Q12018 Q12019 Q12020 Q12021 Q12022 Q12023(r)

e NOT ADJUSTED e ACUSTED.

Monthly retail sales numbers by the Census Bureau show sales from non-store retallers like Amazon, eBay,
QVC and Alibaba increase 6.5 percent from 2022 to 2023."% This will likely result in a shift from location-based
retail to online purchases. Methods to promote increased commercial development include:

and

= Allow for more r P
= Provide development incentives;

* Promote niche markets that will capture sales from surrounding communities;
* Remove barriers to entry; and,

* Promote other types of commercial development (industrial, tech, office, etc.).

population growth;

LAND COST
Ancther barrier to entry may be the cost of land. A comparison of the total market value of land within
Brigham City, South Willard, and versus willard may illustrate the land value disparity. The total market value
of all land within Brigham City is approximately $1.8B. With a total of 26K acres of land, this equals nearly
$65K per acre. This data may be impacted by higher ratios of undevelopable, exempt, government, forest or
other lower valued lands that are not as prevalent within a City. Willard's estimated market land value per
acre is $200K.

TasLE4.5: ComMpaRSON OF MARKET LAND VALUES

2639362 | $1,741,637,557 | 565,870
South Willard B447.69 $284,319,190 $73,180

Wiad 413458 | 5200941713 | $199674

_ Source: Box Eider County Parcels

DEVELOPMENT COST; IMPACT FEES

Many communities within Utah assess impact fees to offset the cost of needed infrastructure related to
growth, Total Impact fees vary from community based on level of service, age of infrastructure, proportional
allocation of buy-in to new faclities, and the inclusion of financing mechanisms and inflation. While impact
fees can be a barrier to limiting economic growth, municipalities have tools ta mitigate this impact. These

Source: 2015 Anvual Retad Trade Repart s/ www.cen e ]
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Frauet 4.7: POTENTIAL COMMERCIAL DEVELOPMENT OVERLAT WITH FUTURE ZosanNG Map
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BARRIERS TO ENTRY

Some commercial development may be Impacted by factors that serve as barriers toward unconstrained
commercial growth within the community. These barriers may include growth in online sales, City ordinances,
development costs, or geographic challenges. Future ial development in Willard and South Willard
may be hindered by these types of barriers. The following paragraphs discuss some of the barriers to entry
that may exist within the City.

SHIFT TO ONLINE SALES
Online sales will continue to impact the traditional brick-and-mortar approach. The US Census Bureau's
estimate of retail e-commerce sales as percent of total quarterly retall sales continues to rise, increasing from
nearly 5.6 percent in 2013 to 15.1 percent during the first quarter in 2023.%

Sat!

1 Lk Corv, LT B4
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include walving or reducing impact fees, establishing redevelopment areas to fund infrastructure, or allowing
development to provide information that may result in a reduced fee.

LOWER POPULATION AND ROOFTOPS

Willard's population is projected to increase through 2040, reaching 3,450 persons, South Willard is expected
to grow to 2,588 by 2040. The population in Box Elder County will continue to concentrate in Brigham City,
Mantua, Tremonton, and Perry cities. Weber County, located directly south of the Willard area, will also
experience a significant growth when compared to Box Elder County.
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A SWOT Analysis is a strategic planning tool that allows the City to examine the strengths, weaknesses,
oppartunities, and threats (SWOT) as they relate to its economic development plan, offering valuable insights
to guide future decision-making. LRB consulted with City staff and held stakeholder meetings to conduct a
SWOT survey with business leaders, City Council members, and development partners. Ta solicit input related
ta a cahesive and comprehensive economic vision, a total of two separate in-person meetings were held. The
first meeting held was on November 11%, 2024, with the second meeting being held on September 5%, 2025,
As City leaders consider gies for sust. ble development, it is ial to Il both the internal
and external factors that could Influence success, Responses from stakeholders are utilized to develop
economic development strategies presented in Section 6 of this plan. The Willard SWOT Analysis included
responses to the questions outlined in the following table:

STRENGTHS 'WEAKNESSES
What is Wiilard known for? < What are others lkely to see as
What do you love about Willard? weaknesses in Willard?
What does Willard do that no one else does? «  Where are there fewer resources than in
5 What unique and helpful resources are avallable other counties?
to businesses and industries? = What cannot be changed and what could
What specific competitive advantages do the City improve?
businesses and industries have by being In = What are the local risks that can limit
Willard? ewnomic development and investment
What do local businesses and these outside the success?
City see as Willard's strengths?
OPPORTUNITIES THREATS
What opportunities exist for enhancing or = What political, economic, or technological
supporting existing strengths that you trends could harm the community?
identified? *  What threats are facing other
EXTERNAL FACTORS + What improvements or support could some of communities?
the weaknesses you identified benefit from? »  What threatens the key strengths you
What business and economic development identified?
trends could your community take advantage = What threats do the City's weaknesses
of? expase it to?
What threatens the opportunities you
identified?

EcoNOMIC DEVELOPMENT STRATEGK PLAN
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The fallowing summarizes responses by stakeholders to Table 5.1 during the two in-person discussion held
in Willard City. The SWOT matrix is outlined in Figure 5.2.

STRENGTHS

©  Willard Bay State Park: Attracts tourism, supparts recreational businesses, and generates revenue
through visitor traffic.

© Annexed South Willard land: Expands developable area for residential, commercial, or industrial
projects, offering long-term growth potential.

©  Hiking trails: Enhance quality of life for residents and appeal to outdoor enthusiasts, bolstering local
eco-tourism.

@ Fruit farms: Identifiable industry that attracts demand outside of the City. Building on this existing
industry will help the nurture its small-town character and existing businesses.

WEAKNESSES
@ Aging water infrastructure: Limits capacity for new development and poses risks to existing residents
and businesses during expansion. However, the City has plenty of water rights,

© Economies of scale: As future commercial growth will continue to follow rooftops, the City's low
population density will require the City to identify alternative strategies to facilitate economic growth.

® Concern over Development: Residential property owners have voiced concern over any new
development.

OPPORTUNITIES
© UTA Frontrunner integration: Improved connectivity to Ogden and Salt Lake City could attract
commuters, stimulate transit-oriented development, and increase property values.

@ South Willard land development: Strategic zoning for mixed-use projects or light industry could
diversify the tax base and create jobs.

©  South Marina Annexation: Providing boat launching, camping, and day-use facilities, the South Marina
attracts tourism to the State Park. The City noted that annexing this section of Willard Bay could occur
in the next decade or two,

© Rezoning Efforts: The City is in the process of rezoning the Old Downtown Willard (ODW) te allow and
encourage neighborhood-scale commercial development. The City is also in the process of rezoning
parcels located north of Flying | into industrial land use. The property owner of this area has goals of
dedicating 15 - 20 acres to retail.

© Gravel Pits: Stakeholders noted that gravel pits present an opportunity and threat (see below). While
the City doesn't want to Incentivize any new gravel pits, the City can generate revenue and turn existing
gravel pits into developable property.

THREATS
©  Wetland preservation requirements: Environmental regulations may restrict development in sensitive
areas, Increasing costs or delaying projects.
@ Gravel pits: Community members have voiced objections to the existing gravel pits in the City's
foothills, which abut residential areas.
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LRB collaborated with stakeholders on November 11, 2024, to identify potential key economic nodes within
the City that could develop In the near term stimulating additional econemic growth in the surrounding area.
Figure 5.1 depicts the identified sections of land, as well as a summarized notes from the stakeholder
conversation. As discussed above, itis expected that the City will rezone for industrial use north of 1075 North
along I-15. The City is expecting approximately 15 to 20 acres of commercial square footage planned or zoned
within the rezone area which Is near the baseline supportable commercial zoning. Other potential nodes
identified include areas along 750 North.

| T st votars co ety
Oremopants bz
B .

| Development Sites

it G

1) Anethere any other geographic
locations for potential
development?

= BOOW which is north of
Flying )

= Parts ol 750N

= West side of 115, near
Willard Bay entrance

+  Obstacles around 750N
due to UTA

2)  What types of goods and
services would you like to ses
pursued in Willard City?

and

wiltard

Diner/sit down restaurant
Gift shop @ the Bay

Hotel (both groups
mentioned this)

= Maverick gas station

= Grocery store (Smith's)
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The primary objective of this document is to recanfirm existing strategies while identifying any new strategies
based on stakeholder feedback. Below Is an outline of historic goals from the 2023 General Plan

Evaluate all City decisions, actions, and budget expenditures to achieve General Plan consistency.
Protect the City's naturally occurring sensitive lands, views, features, and other amenities,

Protect the City's agricultural areas

Promate efficiencies in the use of all water resources and protect local water sources.

Encourage retail businesses to support the City's tax and employment base and to provide additional
opportunities for residents to meet their daily living needs in Willard.

Increase opportunities for all residents to engage in remote work and learning.

Protect and enhance Willard's historic town core.

Continue to require quality developments that promote and enhance the City's small-town character
and ambiance and to remain a safe and desired location for residential and nonresidential uses.

PROPOSED ECONOMIC DEVELOPEMENT STRATEGIES

In addition to the above goals selected by the City, LRB suggests the following economic development
strategies to reflect stakeholder responses, with the City's objectives and existing strategies for economic
development serve as the foundational objectives.

1. GROW A FOUR-SEASON RECREATION AND AGRI-TOURISM ECONOMY:
Leverage Willard's strengths— Willard Bay State Park, hiking trails, fruit farms, and future South Willard
annexation— to drive visitor spending while reinforcing small-town character

Page 41
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Create a "Gateway to Willard Bay & Fruit Country” brand with wayfinding, trailheads, and farm-to-
trail itineraries (u-pick orchards, markets, cycling loops)

Launch a seasonal events calendar (blossom/harvest festivals, trail races, bay activities) and a
weekly Historic Downtown Willard market.

Prepare a South Marina annexation & services feasibility (utilities, safety, fee structure) and a joint
programming plan with State Parks.

Offer microgrants for farm stands, outfitters, guides, and bed and breakfasts (fagade, signage, e-
commerce).

RAP/Parks taxes (if applicable),

Transient Room Tax (TRT) partnerships,

Utah Office of Tourism (UOT) Cooperative Marking Grant or EDA ARPA Grant,

USDA Rural Development,

Private sponsorships, and

Business Improvement District (BID)/Special Improvement District (SID) in ODW zoning district.

Economic DEvELOPMENT STRATESIC PLAN
WILLARD, UTAH

Adopt an Ag Preservation Toolkit: agriculture overlay with permitted Agri-tourism, cluster/open-
space subdivisions, conservation easements, and buffer standards along orchards.

Reclaim & repurpose existing gravel pits through a “Reclamation to Redevelopment” plan (stability,
drainage, phased fill, future flex/park uses); prohibit new pits via zoning.

Create a small-area plan for a future transit-supported node (Frontrunner integration) with a TOD
overlay, parking management, and first/last-mile trall links that is scaled to Willard's context.
Establish a ODW Main Street plan: walkable design, fagade program, upper-story residential over
shops, traffic calming.

Transfer of Development Rights (TDR) or Purchases of Development Rights (PDR) where feasible,
Land & Water Conservation Fund (trails/parks),

UDOT TAP/active transportation funds,

CRA for ODW zoning district, and

Developer exactions for buffers.

Economic DeveLoPmEnT STRATEGIC Puan
WiLaro, Utan

2. DIVERSIFY THE TAX BASE WITH JOB-CREATING LIGHT INDUSTRIAL & MIXED-USE NODES:
Convert annexed South Willard land and the north industrial corridor (north of Flying J) into employment
and neighborhood-scale retail to reduce reliance on rooftops,

Adopt/implement zoning for: (a) clean light industrialfflex, (b) mixed-use village with
neighborhood retail in Historic Downtown Willard, and (c) 15-20 acres of highway-oriented retail
north of Flying J.

Establish a 3-5-site “shovel-ready" program {permitting playbook, environmental due diligence,
site utilities, pad-ready specs),

Identify target sectors (outdoor gear, food processing/packaging tied to fruit farms, small logistics,
craft manufacturing).

Streamline approvals by implementing development agreements with clear design standards and
expedited review for target-sector projects.

RDA/CRA for infrastructure funding,
Utah GOED incentives, and
Private site prep cost-share

3. MODERNIZE WATER AND GROWTH INFRASTRUCTURE TO UNLOCK CAPACITY WITHOUT LOSING
RURAL CHARACTER:
The City has water rights but needs delivery capacity and sequencing. With an aging water system and
wetland preservation and service limits, growth is constrained and risk Is increased.

Complete a Growth-Sequencing Capital Improvement Plan (CIP) for water, roads, and drainage
with wetlands avoidance/mitigation mapped up front.

Update impact fees and adopt cost-recovery agreements (latecomer/recapture),

Form special districts (Public Infrastructure District (PID)Massessment) to front-load trunk lines and
storage.

Publish a “developer infrastructure checklist” and @ medel development agreement to reduce
uncertainty.

Impact fees,

State/WIFIA/USDA Water Loans,
EDA/Community Project Funding,
RDA/CRA for infrastructure funding, and
Developer reimbursement agreements,

4. MANAGE GROWTH TO PROTECT FARMS, NEIGHBORHOODS, AND VIEWSHEDS:
Community concern over development and gravel pits requires predictable, place-sensitive growth that
preserves agriculture and quality of life.
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There are a wide variety of tools and incentives available to help achieve economic development goals. In
addition to the tools identified in the Section 6, below is a brief description of several resources available to

the City.

PO -
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Some tools may require the City to identify funding sources to support local programs.

INANCING & TAX TOOLS
Redevelopment Agencies (RDAs) - Cities can create project areas and capture Tax Increment Financing
(TIF) to support infrastructure, site preparation, or incentives.

Community Development Areas (CDAs) - Broader redevelopment areas with flexible uses of TIF.
Economic Development Areas (EDAs) - TIF for specific business/industry attraction (e.g., industrial
parks).

Public Infrastructure Districts (PIDs) - Financing mechanism (like special assessment districts) for
roads, utilities, and amenities.

Municipal Bonds - General abligation or revenue bonds for infrastructure supporting development.

siness Development Centers (SBDCs) - Technical assistance, training, and mentoring.
Business Resource Centers (BRCs) - Support for startups, entrepreneurs, and expansion.

Revolving Loan Funds (RLFs) - Often set up regionally to provide gap financing.

Business Retention & Expansion (BRE) Programs - Local city programs to suppart existing businesses.
Downtown Revitalization Programs - Fagade improvement grants, main street programs, streetscape
upgrades.

Housing & Mixed-Use Incentives - Partnering with developers on workforce housing and walkable
districts.

Transportation Investments - Coordinating with UDOT, UTA, and MPOs for regional mobility.

Place Branding & Marketing Campalgns - Positioning the city as business-friendly.
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MASTER CONDITIONAL USE PERMIT SPREADSHEET

Application Status and Review
No. Address Applicant Date Fee Approval Date Type Date Parcel No.
28 CUPs
Active
26 South 500 West Forbush, Molly 1/27/2025 $250.00 3/20/2025 Short-Term Rental/Airbnd Reviewed 4/2/26 02-087-0005
Active
Reviewed 12/4/25
The PC determined
that business license
needs to remain 02-051-0183
46 North 100 East Comer, William Prior to 1958 Trailer Court current to keep CUP or 02-048-0024
Active
53 North 100 West Braegger, Josh 5/28/2020 $25.00 PD 6/19/2020 Multi-Family (Basement Apartment) Reviewed 9-12-23 02-047-0074
Active Reviewed
55 South 100 East Braegger, Kenneth 2/5/2016 Contractor - Home Business 10-5-23 02-050-0074
Active
105 South 100 East Loveland, Judy 9/16/1996 9/20/1996 Auto Repair - Home Business Reviewed 10-19-23 02-050-0008
Active 02-051-0008 and
110 South 200 West Gilbert, Brian 4/20/2023 $25.00 5/18/2023 Detached Accessory Dwelling Units Reviewed 8-21-25 02-051-0242
Active
110 South 250 West Heath, Trisha 5/18/2018 1/9/2019 Multi-Family Dwelling Reviewed 11-2-23 02-053-0003
Active
155 South Spring Street (135 S 100 E) Dean, Blair & Kathy Davis 6/21/1999 9/23/2005 Single Family Home On Senstive Land Reviewed 12-7-23 02-050-0077
Active
275 East 200 South Nielson, Seth 4/22/2024 $25.00 6/6/2024 Pest Control Business Reviewed 9/4/25 02-050-0048
300 East 750 North Granite Construction Company 11/3/2015 Concrete Batch Plant Active 02-045-0005
Active
344 East 300 North Merritts, Bill & Shelley 4/8/1993 5/10/1993 Single Family Dwelling on Sensitive Land Reviewed 4-18-24 02-048-0005
Active
369 West 200 North Dominguez, Duane 3/13/2024 $25.00 4/22/2024 ATV Repair Reviewed 9/18/25 02-057-0030
Active
432 North Main Francom, Matthew 10/20/2020 $25.00 3/7/2024 Welding Shop Reviewed 3/19/26 02-046-0086
Active
450 North 200 West Radtke, Robert and Suzie 9/25/2014 $25.00 PD 10/2/2014 Additional dogs Reviewed 6/20/24 | 02-046-0047 & 0084
Active Reviewed
481 North 200 West Beard, Lynn Approved 2/5/15 Multi-Family Dwelling/Duplex 9/5/24 02-046-0075




Jon & NON

80 Wast 50 South Willord, Utah 84340
Box 593 (435)734-98381
Conditional Use Permit .
Date Issued: November 3, 2015
Applicants Name: Granite Construction Co.
1060 N Warm Springs Rd.
Salt Lake City, UT 84116
Parcel: #02-045-0005

A Conditional Use Permit is issued to Granite Construction for a Concrete Batch Plant on parcel
# 02-045-0005. The parcel is located in the MU 40 Zone. The following conditions must be met or
this Conditional Use Permit is revoked.

1. A written dust control plan will be submitted to the City for approval and will be followed through
out the operation of the Batch Plant.

2. A written traffic control plan between Granite Construction and UDOT will be submitted to the
city along with a truck route, .

3. Hours of operation, including deliveries, will be from 6:00 am to 10:00 pm except during pre-
determined days of operation. The planning commission will be notified 21 days in advance of
projects that require longer hours of operation. To reduce noise and light at the site, the following
procedures will be implemented:

1. White noise backup signals for loaders and trucks
2. Engine brakes will not be used on trucks exiting the plant.
3. Lights at the plant will be directed away from homes

The potential to operate 24 hours per day will be available until the temporary conditional use
permit expires on December 31 2017.

4. Raw materials will be contained in a manner so as to not contaminate ground water or neighboring
land owners.

5. Granite Construction is responsible for all costs for their Batch Plant, its water system and any
connection to the city water system including engineering, equipment, labor, and materials.

6. Granite Construction will pay the industrial water rate of $ 200.00 per month and $ 7.00 per 1000
gallons

e e,
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Authorized Signature of Applicant

Miyor, Willard City. "
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Planning Commission Meeting - Regular Meeting

WILLARD CITY

Thursday, April 2. 2026 — 6:30 p.m.
Willard City Hall — 80 West 50 South

@y 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, on the State of Utah Public Meeting Notice
website, on the Willard City website, and sent to the Box Eflder News Journal.

The following members were in attendance:

Chandler Bingham, Chairman Jeremy Kimpton, City Manager, participated electronically
Sid Bodily Amy Hugie, City Attorney

Alex Dubovik Madison Brown, Clty Planner

Brian Gilbert Michelle Drago, ,Deputy City Recorder

Diana Baker, Alternate

/
Others in aliendance were Ruth Ormond, Doug Younger, lfacy’ng\ﬁardS\Nllson Homes; Sally Waite; Don
Waite; Leo Robertson; Julie Robertson; Dough Thompson Virginia Thompson Stephanie Dickson; Jen
Thorsted Larry Holmes; Jeff Wells; Laura Wells; Brandon “Jacobson: Steffame Jacobson; Burt Miller; Kari

Miller; Marsha Christophersen; and Mayor Mote, who attended electronlcally

Chairman Bingham called the meeting to order at 6 30\p m

1, PRAYER: Chandler Bingham <

2. PLEDGE OF ALLEGIANCE: Ke\l\l\ Ormond

3. GENERAL PUBLIC COMMENTS

No public comments wer/e{ /[nade.
N

4, CITY COUNCILCREPORT

Time Stamp:-03:44—.04/02/2026
e

Jeremy- Km;ptml\nanage\r reported that durlng its" March 26% meeting, the City Council approved the

UTA mterlocal agreement t'and revisions o the personnel manual and discussed increased funding for the

750 North- crossmg
PUBLIC_HEARING TO‘RECEIVE PUBLIC COMMENTS REGARDING A PETITION FROM
NILSON™. HOMES TO\ REZONE APPROXIMATELY 40.29 ACRES LOCATED AT
APPROXIMATELY 1561 NORTH HARGIS HILL ROAD FROM A-5 (AGRICULTURAL FIVE ACRE)
TOR Y% (RESIIENTIAE,HALF ACRE) (PARCEL NOS. 02-038-0072, 02-038-0073, 02-040-0210,
AND 02-043-0048) ™

Time Stamp — 05:00 - 04/02/2026

Chairman Bingham read the Willard City Planning Commission’s Rules of Order statement.

Commissioner Bodily moved to open the public hearing at 6:35 p.m. Commissioner Dubovik
seconded the motion. All voted “aye.” The motion passed unanimously.
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Planning Commission Meeting — Regular Meeting

Thursday, April 2, 2026 — 6:30 p.m.
WILLARD CITY \njilard City Hall — 80 West 50 South

\&T/ Willard, Utah 84340

Madison Brown, City Planner, stated that Willard City had received a rezone application from Nilson Homes
for 40.29 acres located at approximately 1561 North Hargis Hill Road. Nilson Homes and the Kunzler's
were asking that the properties be rezoned from A-5 to R %. She emphasized that only the rezone was
being considered for recommendation, not the subdivision concept plan. A conceptual plan was included
with the public hearing notice, but it was for illustrative purposes only The concept plan was intended to
show one possible way the property could be developed with an R % Zone. If the rezone was approved,
any future development of the property, including a subdivision and/or road layout would require a separate
application, additional public notice, and a full review by staff and the ALUA (Administrative Land Use
Authority). Any development would have to comply with Willard City- .Code.

Amy Hugie, City Attorney, added that the Planning Commlsslon could not answer questions about water,
the school district, or road placement. None of those |ssueS\were relevant. The only item under
consideration was the rezone application and whether |t complled with Willard's General Plan and Future
Land Use Map.

z ~
Commissioner Dubovik asked if the Future Land Use Map showed that this area'would be zoned R . Ms.
Hugie said it did.

Lacy Richards, Nilson Homes, Ogden, stated that they and ti'@ K@r family were requestlng that 40.29
acres located at approx;mately 1561 North Hargis Hill be’ rezonedffrom A-5 to R 1. Abotit six years ago,
Nilson Homes had proposed a deve[opment\wuh a lot more \homes. They were now proposing a
development with straight R %% lots in keeplng with W[Iard's Future Land Use Map, and they had submitted
a concept plan in line with the requested zonrng They were conf dent they could provide a beautiful
development in Willard. They.were a local, famlly-owned company that had been around Northern Utah for
about 40 years. They lookéd forward to being part of the Wllard communlty

\
Chairman Bingham opened the floor-for:public comments.

Larry Holmes, 1561 North Hargls Hili Road, stated that.there was a 20- foot roadway that ran west from
Hargis Hill Road'to-the \rallroad trackKs. He h had the 1904 dopuments that created the road. The documents
descnbed ‘a Z%foot road-that consisted of 10 feet on erthe_p5|de of the properiy line. The documents also
said Woods 'ane crossed the\UICIBamberger Rallroad\whlch is now 200 West. The original owners of the
property\werg the Woods>The, Kunzler’s later acqmred the property. Nilson Homes told him they had
purchased the.road. How could Nllson Homes  buy a road that was Willard City property? Box Elder County
told him that\no\one paid property taxes on the road because it belonged to Willard City. The road was
listed as 1550 North on the GIS" map It had-been listed as a road for many years. Now Nilson Homes
planned to take it out\There was a\sewer line in that 20-foot road that ran west from Hargis Hill Road to the
west side of his corrals lf\Nllson Homes took out the road, the sewer line would be covered with properties.
He didn’t feel homeowner \ woutd/be happy if the sewer line had to be dug up.

Mr. Holmes was not opposed to-the subdivision. The Kunzler's had the right to sell and develop their
property. However, there were >"Certain things, like the road, that needed to be addressed.

The Planning Commission members asked Larry Holmes to show them where the road was located on a
map.

Commissioner Gilbert stated that all the details would have o be worked out before the Planning
Commission considered a subdivision plan.
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WILLARD CITY \nijjard City Hall— 80 West 50 South

w Willard, Utah 84340

98  Jeff Wells, 1254 North Main, stated that they currently did not have much water pressure, He wanted to
99  make sure the proposed subdivision did not make it worse. He felt the water system should be addressed
:]] 8? before 40 more homes were built.
102 Lacy Richards appreciated the public comments. Nilson Homes was awaré of both concerns. As they
103  worked through the engineering process, they would make sure both issues were addressed.
104
105 Commissioner Gilbert moved to close the public hearing at 61 45 p-m. Commissioner Ormond
106  seconded the motion. All voted “aye.” The motion passed unammously

107
108 5B. CONSIDERATION AND RECOMMENDATION REGARDING A PETITION FROM NILSON
109 HOMES TO REZONE APPROXIMATELY 40.29 ACRES LOCATED AT APPROXIMATELY 1561
110 NORTH HARGIS HILL ROAD FROM A-5 (AGR]CULTURAL F]VE ACRE) TO R % (RESIDENTIAL
:I[‘H HALF ACRE) (PARCEL NOS. 02-038-0072, 02 038-0073, 02-0 0-0210 AND 02-043-0048)

12
:II 1 3  Time Stamp: 15:15 — 04/02/2026 /

4

115  Chairman Bingham asked for comments from the PIanniﬁg\Comrr)iséion members:

:II :ll g Commissioner Ormond liked the concepf%d..was totally in fa>or of the rezone; Chairman-Bingham agreed.
:l] :Ilg Commissioner Gilbert feit the R ¥z Zone waE\that Willard wan\t?ed.

1%(1) Commissioner Baker said the_General Plan\was based on-half-acre.|ots. The rezone would allow other
122  properties in this area to b& zoned R %. She \Rfas\ig favor-of it. \)

123 - s \ 7
1 %4 Commissioner Dubovik was in favorof |t.\
5

126  Commissioner Bodily was in favq{ o/f,the}rezone as well.\The design would be considered later.

127 .

128 Commmsnon/eynBodg_ly moved to rec/o’l;rﬁend that the City Council approve a petition from Nilson
129  Homes'to rezone approxnmately 40 29 acres Iocated at approximately 1561 North Hargis Hill Road
130 from A-5 to.R 1/2. Commlssmner Gilbért seconded- the motion. All voted “aye.” The motion passed
131  unanimously:

132 :

133 Michelle Dragoxlg\eputy City Recorder, stated-that this would be on the April 23 City Council agenda.
134

135 sC. PUBLIC, HEARING TO RECEIVE PUBLIC COMMENTS REGARDING A PROPOSAL TO-AMEND

136 SECTION 24, 02—060 OF/ THEJWILLARD CITY ZONING CODE TO PROVIDE DEFINITIONS FOR
137 AN ACRE AND A\DEVELOPABLE ACRE

138

139  Time Stamp: 17:55 — 04/02/2026

140

141 Commissioner Dubovik moved to open the public hearing at 6:45 p.m. Commissioner Bodily
142  seconded the motion. All voted “aye.” The motion passed unanimously.

143 -

144  Chairman Bingham opened the floor for public comments. No public comments were made.

145
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146 Commissioner Baker moved to close the public hearing at 6:47 p.m. Commissioner Ormond
147  seconded the motion. All voted “aye.” The motion passed unanimously.

148
149 5D. CONSIDERATION AND RECOMMENDATION REGARDING A PROPOSAL TO AMEND
150 SECTION 24.02-060 OF THE WILLARD CITY ZONING CODE TO PROVIDE DEFINITIONS FOR
:]] 51 AN ACRE AND A DEVELOPABLE ACRE

52
153  Time Stamp: 19:22 — 04/02/2026
154 v

155  Chairman Bingham asked for comments from the Planning Commission members.
156

157  Commissioner Bodily felt the proposed ordinance was underétandalg\le:

158
:Ilgg Commissioner Dubovik felt the ordinance was exacﬂ;,wf{at the Plann%g Commission had discussed.

161 Commissioner Ormond felt the ordinance should reéd developable acres, not\developable acre. Ms. Hugie

162  said the word acre needed to be singular, not plural;, bécause of the way it was “referred to in the rest of the

163  mixed-used zone. \

164 N

165  Commissioner Baker asked the admlmstratton to explain the proposed amendment forthe benefit of the

166  public in attendance.

167

168  Amy Hugie stated that the administration waspmposmgdo add o, det‘ nitions to the Zoning Code for an

169  acre and a developable acre. _The admlmstration and” P[annmg Commission wanted to make it clear to all

170  developers that an acre meant 43; 560 square feet The, admlnlstratlon als&wanted to make it clear that a

171 developable acre was, the port|0n~of a fotal land tract actually used for constructmg buildings, houses, or

172  infrastructure. It excluded unbmldable areas, such as wetland steep slopes, roads, flood drainage, sensitive

173  areas, contamination, publlc parks, and stormwater facullties It could also be referred to as net developable

174  acre. The definition made\lt\clear tcydeve]opers what Wllard was looking for in density. The definitions

175  would help the-staff-process applications without so many questlons

176 S

177  The Plannlng ‘Commission responded to.a question.fromhe audience. Would the definition affect the ability

178  of someone\to divide an acre Iot‘? Chalrman Bmgham/ said it would not if a homeowner had the proper

179  acreage. Madison Brown and‘Amy Hugletexplalned a half-acre lot meant a true half acre, or 21,280 square

180  feet.

181 \

182  Commissioner Ormond asked why publlc parks were excluded from developable acreage. Weren't public

183  parks part of the open space? Amy Hugle said developable acreage was what was available to construct

184  houses or infrastructure.

185

:Ilgg Commissioner Baker felt it would be helpful for the public and developers to know what the city was looking
for.

188

:llgg Chairman Bingham felt the ordinance clarified the City’s existing policies.

191 Commissioner Baker moved to recommend that the City Council approve a proposal to amend

192  Section 24.02.060 of the Willard City Zoning Code to provide definitions for an acre and a

193  developable acre. Commissioner Gilbert seconded the motion. All voted “aye.” The motion passed

194  unanimously.
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195 SE. CONSIDERATION AND RECOMMENDATION REGARDING APPROVAL OF THE DRAFT

196 ECONOMIC DEVELOPMENT STRATEGIC PLAN (CONTINUED FROM FEBRUARY 19, MARCH
197 5, MARCH 18, AND APRIL 2, 2026)

198

;38 Time Stamp: 29:58 — 04/02/2026

201 Commissicner Gilbert asked if the administration had answers for the Planning Commission's questions
202  about annexing South Willard and sales tax from Willard Bay State Park.

203

204  Jeremy Kimpton said he contacted the Utah State Tax Commlssmn and'was told the campground at Willard
205  Bay State Park did charge a transient tax, but he couldn't find ‘that tax on the report he received. The tax
206  commission had not responded about where to find the tax it appeared Willard should be getting revenue
207  from the campground, but he didn’t know how much ﬂf}t was.”

208

209  Commissioner Dubovik asked if tourism dollars from the’Wllard Bay State Park had been removed from
210  the plan. Jeremy Kimpton said no alterations had been made io the draft\Commlssmner Dubavik felt
211  approval of the plan should be tabled until the staff knew what the real tourism dollars were.

212

213 Madison Brown reported that Box Elder, - County finally responded to Her question about the annexation of
214 South Willard into Willard. Marcus Wagner - felt annexatxon was the most likely route glven the state's new
215  annexation laws. At this point, she felt it wou!d be W|se to keep South Willard in the Economic Development
216  Strategic Plan. She needed to schedule’ a meetlng with Box Elder™to figure out a way to make the two
217  zoning and future land use maps work together

218

219  Commissioner Bodily m@table conslderatlon and \Ecogmendatlon of the draft Economic
220  Development Strateglc Development Plan. Commlsswner Dubovik seconded the motion. All voted
221  “aye.” The motion passed unanimously. ~

222

223 5F. REVIEW CONDITIONAL USE PERMIT ISSUED, TO MOLLY FORBUSH ON MARCH 20, 2026,
224 FOR A SHORT TERM RENTALIAIRBNB LOCATED AT 26 SOUTH 500 WEST (PARCEL NO. 02-
225 087-—0005)

226

%%g Time Stamp=33:56 — 04/02/2026

229  Madison Brown stated that last year, Molly Forbush received a conditional use permit to operate a short-
230 termrentalin her: basement The staff had tried fo contact her about the review of her conditional use permit,
231 but they had been tradlng phone) calls. Willard had not received any complaints about Ms. Forbush’s
232  business. \

233 .

234  Amy Hugie said she lived acrass the street from Molly Forbush. The Forbush home had been very guiet.
235  There had not been any issués._Ohe wouldn't know she had a short-term rental. There wasn't a lot of traffic,
236  parking issues, or noise.

237

238 Commissioner Dubovik asked if Willard received transient tax from the short-term rental. Jeremy Kimpton
239  said it did. Part of the application process was verification that they were registered with the State Tax
240  Commission.

241
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WILLARD CITY
Planning Commission Meeting - Regular Meeting

Thursday, April 2, 2026 — 6:30 p.m.
WILLARD CITY \njjard City Hall - 80 West 50 South

W Willard, Utah 84340

6. CONSIDERATION AND APPROVAL OF REGULAR PLANNING COMMISSION MINUTES FOR
MARCH 19, 2026

Commissioner Bodily moved fo approve the regular minutes for March 19, 2026, as written.
Commiissioner Ormond seconded the motion. All voted “aye.” The motion passed unanimously.

7. ITEMS FOR THE APRIL 16, 2026, PLANNING COMMISSION AGENDA
Time Stamp: 37.33 — 04/02/2026

The Planning Commission discussed agenda items for the April™16, 2026 meeting — a possible subdivision
review, consideration of the Draft Economic Deve!opmentrStrateg:c Plan and a conditional use permit
review.

8. COMMISSIONER/STAFF COMMENTS

Time Stamp: 40:29 — 04/02/2026

Amy Hugie

Did not have any comments.

Madison Brown \\

Madison Brown reported that the 600 South prolect was startlng an Monday

/
Commissioner Dubovik ask\ed if 600\South would\be closed Ms. Brown said the street would be open to
local fraffic only. Jererny Klrnpton sald Clty Englneer Zac Burke had spoken with UDOT. The city would do
its best to keep 600 South'as open as p055|ble The road | might be closed intermittently but not for days at
a time. Wllard didn't-have any control/gver what happened on Highway 89.

/
Jeremy-Kimpton

Did not have any comments.
Commissioner Bodily

Did not have any oom}ents. \
Commissioner Dubovik\/
Commissioner Dubovik stabd‘that when one was fraveling north on Highway 89, the street sign for 300

South was difficult to see. Could it be moved to make it more visible? Jeremy Kimpton said he would let the
Public Works Director know.

Commissioner Ormond

Did not have any cormments.
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WILLARD CITY

Commissioner Gilbert

Did not have any comments.

Commissioner Baker

Did not have any comments.

Chairman Bingham

Did not have any comments.

10. ADJOURN

Commmissioner Baker moved to adjourn at apprommately 7:14 p.m. Commissioner Ormond

Thursday, April 2, 2026 — 6:30 p.m.
Willard City Hall — 80 West 50 South

ng Willard, Utah 84340

AN

seconded the motion. All voted in favor. The motlon passed unammously

Minutes were read individually and approved on:

\\\\\

Planning Commission, Chalrman

Chandler Bmgham

dc:PC 03-19-2025

\\ \\/

/

\

\\\N

\

N2

Plannmg Commlssmn Secretary
“Michelle Drago

\
N\
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Sunday Monday Tuesday Wednesday Thursday Friday Saturday
1 2
https:/fwww.ulct.utah.gov/spring-
training/
3 4 5 6 7 8 9
Planning Commission
Meeting — 6:30 p.m.
10 11 12 13 9 15 16
MOTHER'S DAY City Council Meeting —
6:30 p.m.
17 18 19 20 16 22 23
Water bills due Planning Commission

Meeting —6:30 p.m.

24 25 26 27 23 29 30
MEMORIAL DAY City Council Meeting —
6:30 p.m.



