

 Francis City Council Meeting 
2317 So. Spring Hollow Rd. Francis, Utah
Thursday, September 24th, 2026, 6:00 p.m. 
The meeting will be streamed via Francis City YouTube Channel
https://www.youtube.com/channel/UC-9wahpEELShvGQZShXGIXg 
You can also comment by email to comments@francisutah.gov

Staff: Mayor Jeremie Forman, Councilmembers Riley Atkinson, Sam Hunter, Clayton Querry and Clint
 Summers. City Engineer Scott Kettle, City Recorder Suzanne Gillett, and City Planner Erin O’Keefe

Others Attending: Peter Gardner, Brett McDonough, Francisco Jaurrieta, Todd and Shandra Madsen, and Antini Henderson

1. Welcome, Call to Order and Pledge of Allegiance—The Mayor welcomed all in attendance to the September 24th, 2026, City Council meeting. The Mayor then asked Councilmember Summers to lead in the Pledge of Allegiance.

2. Consent Agenda—The Mayor asked if Council had reviewed the invoice register dated September 24th, 2026, and the minutes from August 13th, 2026. The Mayor explained some of the items on the check register and what they were for.

Councilmember Atkinson motioned to approve the invoice register dated September 24th, 2026, and the minutes from August 13th, 2026. Councilmember Summers seconded the motion. Mayor Forman aye, Councilmember Atkinson, Hunter, Querry and Summers all voted aye. Motion passed 5-0.

The Mayor explained there is a financial report accompanying the check register for them to review.

3. Public Comment---The Mayor explained this is a time to comment on items not on the agenda. There was no public comment.

4. Public Hearings
    A. Francis City Zoning Map---The Mayor turned the time over to Planner O’Keefe; she explained that she was presenting the zone map amendment. She explained that it has not been updated since 2024. The adoption of the updated map will insure everything is current and up to date.

Plat lines added: Hidden Meadows, Francis Commons, Circle T, Rhodes Valley, and Farms at Francis.

Annexations: Burton Ranch, Crittenden Farms and Frontier Acres.

Rezone: Crystal Farms AG-1 to R-H.

Staff recommends that these items be approved so our map can be up to date.

Mayor Forman opened the public hearing and asked if anyone wanted to comment. There was no public comment, so he closed the public hearing.

Councilmember Querry motioned to approve the updated zoning map. Councilmember Atkinson seconded the motion. Mayor Forman aye, Councilmembers Atkinson, Hunter, Querry, Summers. Motion passed 5-0.

    B. Landscape Business in C-1 Zone Code Text Amendment Ordinance No. 2026-07---Planner O’Keefe explained Francisco Jaurrieta operates a landscaping business from his property on SR 32 and has requested a code text amendment to the landscaping business standards in the C-1 Commercial zone. 

Francisco purchased the property in 2024 and been operating a landscaping business from the property. At the time of purchase, he was advised that he could apply for a conditional use permit (CUP) to operate the business; no CUP application was ever submitted.  

In the fall of 2025, the City Council amended the city code, removing the CUP pathway that would have allowed the use. In June of 2026, the City issued a code enforcement letter because the business does not hold a Francis City business license, but the business is licensed through the State of Utah. They are also in violation of the code use for a Landscape business.

The current code does not permit the business as operated, and no legal non-conforming status applies. The only option to comply is the code text amendment changing current code.

Planner O’Keefe then reviewed the General Plan goals and shared the recommendation of the Planning Commission. She stated that they were forwarding to the City Council with a positive recommendation with the change of the impact Tier to a Tier 1 instead of a Tier.2.

Councilmember Querry asked if this was going to limit things to 20,000 square feet, so it would be about a quarter to half acre?

Planner O’Keefe reviewed a map of the property and where things laid out. (See attached report.)

Councilmember Querry asked, so things can be spread around.

Councilmember Hunter asked in the yellow rectangle what is the proposed structure. Planner O’Keefe believed it was indoor storage.

Councilmember Querry asked if this would allow anyone under 20,000 square feet to do the same thing. He wants to know if the Tiers are affected per the property. He then asked questions about how things would be covered up and taken care of. 

Planner O’Keefe feels there needs to be additional coverage above the Tiers.

Councilmember Querry explained his thoughts on the Tiers. Engineer Kettle explained if you look at restaurant in that Tier you can add things. Councilmember Querry wanted to know if you could add additional factors. He was told yes.

The Mayor opened the public hearing.

Francsico stated that he is owner the of the Landscaping company. He said they will have low impact. He is open to Council suggestions as he doesn’t want to see the main road turn into a contractor yard. He wants to be respectful of the open space and beauty of the town.

Deena Housel stated that she lives adjacent to this business. She feels Francsico is very respectful. But she does have some open concerns with the Tiers. She does have an issue with the Tier 1 for his business. She has concerns about how the Tiers relate to the businesses in town. She hopes there is some solution to things so there is only one size that fits all.

The Mayor closed the public hearing and brought the meeting back to the Council.

Councilmember Querry’s understanding would be going with the Tier system, it makes sense and it is  for every property, but he would like more stipulations added to the Tier tables. He explained his thoughts on how things were written. Councilmember Querry tried to understand the Tiers and what each Tier actually meant. The Mayor tried to help explain things to him. He also wanted to know if old businesses are grandfathered in and how that would work. 

The Mayor feels this business falls more in Tier 2 and explained why. Also, if this business is a Tier 1 impact and you have an eight-foot wall and trees and a buffer he doesn’t know that you need any more conditions. He feels that nothing would really escape the yard. He agrees with Ms. Housel that an 8-foot wall seems like a little bit of over kill. He explained his thoughts on everything. 

Councilmember Querry explained this is for any Landscaping business. He doesn’t have a problem with this business, but once we add it, it affects all businesses. 

The Mayor stated this falls right at 20,000 square feet and this is under that so then they would need to fix the code to read not more than 20,000 square feet. 

Councilmember Querry is fine with just the Tier, but if we have other concerns we need to figure it out and put it in the table.

Councilmember Hunter did understand Councilmember Querry’s concerns, but he does agree with what the Mayor said as well. He feels this is a lot more restrictive than other things around the valley. He’s not sure, but he doesn’t now how to put what Councilmember Querry said into words.

Councilmember Querry feels that maybe they put it off again and check with other cities and see what they do. He just wants to cross the T’s and dot the I’s before we get there.

For the Mayor he would be inclined to entertain some language like under these circumstances this and these circumstances that. He would maintain for a smaller operation than this there be less restrictions. 

Councilmember Querry would like to see things in the yard flipped and he explained why. 

Engineer Kettle explained that the buffer had to be on their property line to do whatever they are going to put on the property. 

The Mayor is of the opinion to as least restrictive as possible.

Councilmember Querry wants to keep everything at Tier 1 or take a month and find out what some restrictions are on other businesses from other cities.

Councilmember Summers considers kicking this down the road because there are other considerations and then we can get more information.

Councilmember Atkinson agrees with the Mayor the least restrictions.

Councilmember Hunter feels Tier 1 would be sufficient if we make them adhere to that. The Mayor feels Tier 1 is still over kill.

Councilmember Atkinson asked how or if he could qualify for Tier two.

Councilmember Hunter motioned to approve the code text amendment to allow the businesses in the City to all meet Tier 1 requirements, and to change the verbiage up to and including, but not more than 20,000 square feet. No second, motion died.

Councilmember Querry made a motion to table the code text amendment and request that we get more information from other municipalities in regard to a Landscaping business. Councilmember Summers seconded the motion. Mayor Forman and Councilmember Hunter voted nay. Councilmembers Atkinson, Querry, and Summer all voted aye. Motion passed 3-2 to table the item until the next Council meeting. 
 
    C. Car Wash Code Text Amendment Ordinance No. 2026-06---Planner O’Keefe explained that the City Council had tabled this item in the last Council meeting. 

Staff does not feel the City can rely on the reclaim system when establishing the usage figures for this use. The City staff did a review with the City Attorney and staff recommends that any approval of a car wash use be accompanied by a written agreement between the City and the operator to manage water rights and ongoing water usage. The agreement would outline the following items: 1. On-going review of the water usage measured at the meter. 2. An agreed-upon amount of water shares to be escrowed with the City pending actual usage over time using growth projections to ensure the operator does not use more water than they have turned in. 3. If water usage exceeds the escrowed amount, the operator
would be required to provide additional water shares to the City under a new change application. 4. If water usage is less than the escrowed amount, after a period of time the surplus escrowed shares would be returned to the operator. (See attached staff report).

Planner O’Keefe then went on to review the rest of the staff report. She went over the City Code, Analysis of the Code and that it lists permitted commercial business uses in the C-1 zone. Staff recommends that if the use is adopted, conditions be established around parameters around water shares, noise management, and traffic impact. She then went on to review the Franis City General Plan with all in attendance. 

The Planning Commission is forwarding with a positive recommendation from the Planning Commission to adopt a code text amendment to FCC 18.45.020, adding “car wash” as a permitted use in the C-1 Commercial zone, subject to the conditions outlined in this report. During its deliberations, the Planning Commission expressed concern regarding the potential proliferation of car wash facilities within Francis City. To address this concern, the Commission recommended a 2,500-foot separation requirement between car wash uses.

The Mayor asked Council if there were any questions or concerns. He then opened the public hearing.

Wade Suza is proposing the car wash, and he is here to answer any questions that they may have and he also has a question for the Council.

The Mayor asked Wade what question he had. Wade wanted to know when it came to the water shares, he was going to have to purchase the amount of water they needed and then he wanted to know if the City was going to take his shares. It was explained to him that the City Attorney had worked on this and how all the water shares would have to work in order for the City to be covered water wise. 

There was a little confusion in why and how things had to be done the way that they were.

The Mayor tried explaining again why things had to be done the way that they were. He explained that the City had to make sure there were enough shares of water to cover everything going on at the car wash. If the property were to be sold then the water shares would stay with the property  

Engineer Kettle explained when you turn the water into the City it stays with the City. The City will hold some of the water shares in escrow.

Wade asked if this is how it worked with any project and he was told yes. The Mayor explained again how it would work. 

Engineer Kettle said where you’re buying the building and property that water will stay with the property. 

Councilmember Atkinson asked about the calculations and how often does that happen. One year, two years, five years or what. Engineer Kettle explained how that would all work.

Engineer Kettle and Attorney Christopherson need to talk a little bit more about things and make sure that things are done properly.

Wade asked if the water amounts would be determined at a later date, he also asked about the 2500-foot recommendation. The Mayor said that was what the Planning Commission recommended. Council will need to decide.

Denna Housel has concerns on the water usage. She explained she is not able to use her allotted amount, so how is that fair for the residents? The Mayor explained they are trying to hold something in escrow. Her main concern is the City code. The Mayor explained that doesn’t stop her from using her allotted amount. Councilmember Querry explained the restriction is that everyone watering at the same time makes things really hard. She asked if the business was going to have to pay for extra water if they go over and she was told yes.

The Mayor closed the public hearing and brought things back to the Council.

Councilmember Hunter asked about the calculations on capturing the waste water. He said he did a little research on line, and he explained the information that he found and they have reclamation systems that have 95% re-use.

The Mayor tried to explain that the City can’t rely on how much you are going to re-capture. 

Wade explained that he is the distributor and he sales that equipment. He has built many car washes in the Las Vegas area, and he explained how things worked there. He said the way they do things is the most efficient way to use water.

Councilmember Querry is in favor of the 2,500-foot limit. He would be in favor of having a separation requirement. 

Councilmember Summers is concerned that a gas station wanting to have car washes would be affected. 

Councilmember Atkinson wanted to know if that would create a monopoly. The Mayor said he didn’t think so.

Councilmember Summers wanted to know what put the car wash at a Tier 2. Looking at the list, it seems a bit arbitrary.

Planner O’Keefe feels that it helps protect some of the noise.

Councilmember Summers read the code and asked about hours of operation. 

Engineer Kettle said he thought when they talked about this it would not be an all-night thing. 

The Mayor asked the intent on the hours.

Wade said he submitted decibel ratings at a certain point. He said he could turn the vacuums off. He said he didn’t think there would be hours of operation.

The Mayor said they are just realizing that there are hours of operation from 11:00 pm to 5:00 am they cannot be open.

Engineer Kettle said if he goes into Tier 1 it will change the parking as well. Especially at this specific site. He will not be able to meet the Tier 1 in distance.

There was some discussion on the code and the way it is written. The Mayor threw out some ideas on what could be done. But the way the code is currently written they would have to make it work.

Wade is not concerned about the noise from 11:00 pm to 5:00 am, but the self-service doesn’t make any noise. The equipment is powered to stay on.

The Mayor said that is just how the code is written.

Councilmember Querry feels that business operations should be  between 11:00 pm and 5:00 am be a Tier 1.

Councilmember Hunter said they pretty much covered it, they change the code. Councilmember Querry said the change would cover every single business.

There was discussion on changing the code and that there are options. 

Councilmember Hunter said the Landscaping business is C-1, and they didn’t do it for that person. So, are we going to do it for every person? 

The Mayor gave the Council their three options on how to approve.
    		 
Councilmember Hunter feels if they pass it, they need to pass with the restriction that Councilmember Summers brought up. They would need to restrict their hours if passed in Tier 1 or they can meet the conditions of the Tier 1 impact.

Councilmember Summers wanted to know if we predict more things coming. He feels like maybe they need to look at the Tiers more. 

 As the code is written if approved tonight it will come into the Commercial zone as a Tier 2, but if they operate during certain hours then they would have hours of operation.

The Mayor asked for a motion.

Councilmember Querry motioned to approve code text amendment by Ordinance No. 2026-06 with the stipulation that it’s a Tier 1 impact and they have a 2500-foot separation requirement. Councilmember Atkinson seconded the motion. The Mayor nay, Councilmember Atkinson aye, Hunter aye, Querry aye and Summers aye. Motion passed 4-1.

5. Discussion, Updates and Approval on Potential Action Items
    A. Francis Commons Development Agreement Ordinance No 2026-09---Planner O’Keefe reviewed the staff report. (See attached).

Planner O’Keefe explained that the developer Ivory Innovations of Lot 301 with the Francis Commons Subdivision has two requests. She explained that she and the City Engineer met with the developer several weeks ago, at which point staff identified that the recorded agreement anticipates the commercial and residential components of this lot to be combined in a mixed-use configuration. Splitting them into two standalone buildings would depart from that description and therefore requires an amendment to the Development Agreement. Since the original Agreement Ivory approached Council to see if they would entertain an amendment to the agreement and the response was positive.

The applicant would like to request two amendments to the agreement. They would like to increase from 12 to 15 multifamily units, and separation of the residential and commercial uses into distinct buildings on the same lot. The applicant states that separating the buildings reduces estimated construction costs by approximately $1.42 million. Without this reduction, the applicant indicates the project is not financially viable.

The Mayor really said that retail and housing were in the same gillnet.

Engineer Kettle explained that the big difference is income affordability that is why the 3 extra units.

Councilmember Querry asked if they wanted to separate or combine. He was told separate. He also asked if this is the same type of problem that we have had with the commercial vs residential. Engineer Kettle said that he was correct, and the person in charge of the project before is not in charge of it now. Ivory took things over. Councilmember Querry would like to see stipulations if approved.

Councilmember Hunter motioned to approve Ordinance 2026-09 with the added verbiage to be put in with the commercial and residential to be built consecutively. Councilmember Querry seconded the motion. Mayor aye Atkinson aye, Hunter aye, Querry aye and Summers aye. Motion carried 5-0.

    B. Madsen/Regarding their Water Bill---The Mayor explained basically what this issue is, is that there was a building permit issued and then when the occupancy was sought and the meter installed there was located an illegal water service jumper. He will say that some research just recently found that the $1900 was a $100 high and that Madsen’s request to waive is that they were not aware of the jumper. It should be noted they were owner builder so based on City policy they were charged illegal connections fee. They would like some fees and fines waived.

Todd Madsen said they moved into the house two weeks ago. He said he didn’t know if it was the developer or subcontractor that did it. He feels that they did everything by the codes, and he knows because they were owner builder, they are responsible and they are just asking for lenience. 

Councilmember Summers asked for explanation on the numbers. The Mayor explained things to him.

The Mayor explained that when Luke went to connect the water that he found the jumper. 

Antini explained that once we find an illegal attachment they start to charge from the time the building permit was issued. She checked to see if they had a water and sewer agreement and they didn’t have one, so she asked Luke to go out and check things out and he found the illegal connection. Luke never received a call to connect the water. 

The Mayor asked if Council had any other concerns.

Councilmember Atkinson asked if it were a general contractor would that change anything and the Mayor said it may.

Todd Madsen explained they rented a house here and never saw the sewer cleaned out or anything. He said they were there every single day checking on things. 

The Mayor said this in the discretion of the Council so he will take a motion. He also reminded the Council they have just made changes to this because it has happened so much.

Councilmember Querry said he feels the sewer and water they have to assume that it was used. The Mayor said there is no way to verify that, that is why the policy is the way it is. He is personally inclined to follow our policies. He also knows that from his perspective given your background in construction you should know these things.

Todd said he works in the office and is unaware of things. He can see how they really want to hit them with the books. He said it is not something they did or tired to hide. 

The Mayor explained the way he stated that things he is not trying to judge his integrity and he understands all those things; it’s just one of those deals for him personally these types of things were put into the code for a reason.

Councilmember Summers asked if this has happened before or if this is an accident or what. The Mayor said he didn’t know the answer. What he knows is that they have had several developments where homes will get to a certain point  and they will jumper the water meter and then you don’t know what the usage is. The purpose is to stop people from doing that. 

Engineer Kettle explained that they have had issues with several developers and we have also instances like this where people are caught and it’s a hard thing. But it’s against the City policy and it was doubled to try and discourage people from doing this kind of thing.

Councilmember Hunter said they did change things a couple of months ago and unfortunately, they are caught in that.

Councilmember Querry said that they waive the fine, and the Mayor said he didn’t agree with that they should wave the $600. The Mayor feels if they do anything they waive the water and sewer as they don’t have a true amount of use and then charge the $1,000 fine. 

Councilmember Querry motioned to reduce this bill by eliminating the 10 months on the water and sewer and charging the $1000.00 fine. Councilmember Summers seconded the motion. The Mayor and all Councilmembers voted aye. The motion passed 5-0.
    C. C-PACE Program Resolution No. 2026-05---The Mayor explained that this is a program that a commercial project can go through and with this program they get energy efficient appliances. We can agree to enter into and adopt this program and then any development today or in the future could use this. He explained that they have an applicant and, in the City, so it needs to be done through the City. It is no cost to the City they just need to sign the Resolution. Again, no cost to the City for clean energy.

Councilmember Hunter explained that he looked this up and the way he understood it was that if the State didn’t have this program, then the cities could, but if the State has one then they can go through the State. The Mayor feels that it doesn’t matter either way. Councilmember Hunters concern is that we make a mistake then it comes back on us. 

Councilmember Querry said if Brad (City Attorney) put it together he is good with it.

Councilmember Hunter made a motion to pass Resolution 2026-05. Councilmember Querry seconded the motion. The Mayor aye, Councilmember Atkin, Hunter, Querry and Summers all voted aye. Motion passed 5-0.

    D. Approved Signers on Checking Accounts---Recorder Gillett explained to the Council that Zions Bank wanted a set of minutes saying who could sign on all City accounts, current and any new account opened. 

Councilmember Querry motioned to approve Mayor Forman, Councilmember Hunter, Recorder Gillett, Deputy Recorder Olson, and Treasurer Henderson as signers on all City checking accounts. Mayor Forman aye, Councilmember Atkinson, Hunter, Querry, and Summers all voted aye. Motion passed 5-0.

6. Council Business
    A. Council Reports—Councilmember Querry reported drainage issues on his circle. There are metal pipes running underneath the intersections and it backed up in his yard this last rain storm and he is wondering if that is the cities responsibility or the homeowners. Engineer Kettle said they could see that with some of the storms, but he will look into it. 

Councilmember Atkinson wanted to know what right they had to the trails in regard to the impacts it’s making on someone’s property. Engineer Kettle explained who he could contact.

Councilmember Hunter thanked Councilmember Querry for bringing up the idea of the car show. He said that the car show went great this year. It really enhanced our revenue at the shack this year. He has talked with Justin and Sierra, and they are excited to come back next year.

Councilmember Querry thanked the Forman family for their hard work.

Councilmember Hunter asked if there was anything in our code about basketball courts, tennis courts, and everything else with light standards. He was told yes there are. 

    B. Planner Reports---Planner O’Keefe explained that the Summit County Rap Tax Recreation Grant is open, so the City is going to apply for that for netting around the soccer field.

    C. Engineer Reports---Engineer Kettle explained the park is pretty much done. They have a few issues they are dealing with the sand. He also explained about the property owners that have encroached on the park, and they are taking care of that. Things are starting to slow down a little bit.
 
    D. Mayor Reports—Frontier Days went pretty well, and they covered most of that stuff already.

7. (As Needed) Closed Session to Discuss Pending or Reasonably Imminent Litigation, Purchase, Exchange, or Lease of Property and/or the Character, Professional Competence or Physical or Mental Health of an Individual. 

8. Adjourn---Councilmember Hunter motioned to adjourn. Councilmember  Querry seconded the motion. The Mayor said we need to pick a date for the bonfire, and the weekend was probably best. It was decided that Friday night the 18th of December 2026 would work the best. Again, Councilmember Querry seconded the motion. All Councilmembers voted aye. Meeting adjourned.







______________________________                                  _____________________________
Mayor Jeremie Forman	                                                         City Recorder Suzanne Gillett
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