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BOX ELDER COUNTY PLANNING COMMISSION AGENDA
December 19, 2024

Agenda review with Planning Commissioners at 6:00 p.m.

1. CALL TO ORDER 7:00 p.m. (County Commission Chamber Room, Main Floor)
a. Roll Call (Commissioners B. Robinson, M. Wilding, J. Holmgren, J. Pugsley, V. Smith, J. Jacobsen,

and L. Jensen)

2. INVOCATION

3. PLEDGE OF ALLEGIANCE

4. APPROVAL of the November 21, 2024 Planning Commission Minutes.

5. UNFINISHED BUSINESS
a. HAWK WAY BENCH SUBDIVISION, SS24-025, Request for preliminary approval of a 10-Lot

subdivision located at approximately 4700 North 950 West in the Brigham City area of
Unincorporated Box Elder County. ACTION

6. PUBLIC HEARINGS
a. ZONING MAP AMENDMENT, Z24-018, Resident request for a zone change of 95 acres from

Unzoned to MG-EX (Mining, Quarry, Sand, & Gravel Excavation) located on the Promontory
peninsula of unincorporated Box Elder County. ACTION

b. ORDINANCE TEXT AMENDMENT, Z24-020, Resident request for a text amendment to
Section 5-1-360, Annexation Policy of the Box Elder County Land Use Management &
Development Code. Proposal to modify the area where the annexation policy applies. ACTION

c. ORDINANCE TEXT AMENDMENT, Z24-019, County request for a text amendment to
Section 5-1-360, Annexation Policy of the Box Elder County Land Use Management &
Development Code. Proposal for exemptions to the policy. ACTION

7. NEW BUSINESS
a. THE GATHERING PLACE SITE PLAN, SP24-005, Request for site plan approval of a gathering

place barn located at approximately 4542 W 14800 N in the East Garland area of Unincorporated
Box Elder County. ACTION

b. CEDAR RIDGE SUBDIVISION PHASE 2, SS24-030, Request for preliminary approval of a
4-Lot subdivision located at approximately 3250 W Crest View Avenue, in the Deweville area of
Unincorporated Box Elder County. ACTION

c. THATCHER HILLS SUBDIVISION, SS24-032, Request for preliminary approval of a 27-Lot
subdivision located at approximately 11600 W 10400 N in the Thatcher area of Unincorporated Box
Elder County. ACTION

d. J&N and M&H AGRICULTURE PROTECTION AREA, AP24-01, Request for an agriculture
protection area on multiple parcels located in the West Corinne area of Unincorporated Box Elder
County. ACTION

8. WORKING REPORTS
a. None

9. PUBLIC COMMENT

Posted on the County’s official website and the Utah Public Notice Website
Friday, December 13, 2024
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10. ADJOURN________________________

Posted on the County’s official website and the Utah Public Notice Website
Friday, December 13, 2024



BOX ELDER COUNTY
PLANNING COMMISSION MINUTES

NOVEMBER 21, 2024
The Board of Planning Commissioners of Box Elder County, Utah met in the Box Elder County
Commission Chambers at 7:00 p.m. The following members were present by a roll call,
constituting a quorum:

Roll Call           the following Staff was present:
Mellonee Wilding Excused
Jed Pugsley Vice-Chair Scott Lyons       Comm Dev Director
Lonnie Jensen Excused   Marcus Wager County Planner
Bonnie Robinson Member Destin Christiansen County Planner
Jared Holmgren Member Stephen Hadfield County Attorney
Jennifer Jacobsen Member Boyd Bingham Excused
Vance Smith Alternate/Member Diane Fuhriman Executive Secretary

Vice-Chair Jed Pugsley called the meeting to order at 7:00 p.m.

The Invocation was offered by Commissioner Jared Holmgren.                               
Pledge was led by Commissioner Vance Smith. 

The following citizens were present & signed the attendance sheet 
See Attachment No. 1 – Attendance Sheet. 

The Minutes of the October 17, 2024 meeting were made available to the Planning
Commissioners prior to this meeting and upon review a Motion was made by Commissioner
Jared Holmgren to approve the minutes as written. The motion was seconded by Commissioner
Jennifer Jacobsen and passed unanimously.  

UNFINISHED BUSINESS

HAWK WAY BENCH SUBDIVISION, SS24-025, Request for preliminary approval of a
10-Lot subdivision located at approximately 4700 North 950 West in the Brigham City area
of Unincorporated Box Elder County. ACTION

Staff explained this item came before the Planning Commission in October. Prior to that meeting
the applicant contacted staff requesting the item be tabled as there were items needing to be resolved. On
November 15th, the applicant provided an updated plat and site plan. There are still some minor
items to be addressed such as modifying notes on the subdivision plat. The more major issues
involve two historic waterlines coming out of Cataract Canyon and Moss Rock Canyon that go
across the property. County code requires any existing septic tanks, storm drains, culinary and
secondary water supplies on the property, or within 100 feet thereof, be shown on the subdivision
plat. The applicant’s surveyor has been on the property locating those to add to the map.
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The County Engineer and Road Supervisor mentioned in their most recent review there is a
question regarding the profile. It looks like it is showing asphalt with what appears to be a ribbon
curb on the edge that was not labeled. They want to make sure it complies with County Road
Department standards. The County Engineer also brought up the issue of drinking water. The
development is proposed to be its own private water system connected into the Bear River Water
Conservancy District. The conservancy district would sell water wholesale to the development
and then the development would provide that water to the 10 lots. The County Engineer would
like to see something from the state showing it has reviewed the water system and has issued an
operating permit from the Division of Drinking Water. The operating permit would not be
required prior to preliminary plat approval, but would be tied in with the final plat.

Commissioner Bonnie Robinson feels like there is still too much needing to be done and would
like to continue the table already in place.

Commissioner Vance Smith asked if the applicant has any concerns with the solutions to the
water issues. Staff explained applicant is working with an attorney and an engineer to sort out the
water situation and submit the drinking water application.

MOTION: A Motion was made by Commissioner Bonnie Robinson to continue with the
tabling of the request from the October 17, 2024 Planning Commission meeting for
Application SS24-025, a preliminary plat for the Hawk Way Bench Subdivision
located in unincorporated Box Elder County. The motion was seconded by
Commissioner Vance Smith and unanimously carried.

CONDITIONS
1. Compliance with review and approval by the County Surveyor, Engineer, Fire

Marshal, Planning & Zoning, Roads Department, and Building Official.
2. Compliance with Article 5, Regulations of General Applicability, of the Box Elder

County Land Use Management & Development Code.
3. Compliance with Chapter 6-1, Subdivisions, of the Box Elder County Land Use

Management & Development Code.
4. Compliance with all applicable County, State, and Federal laws regulating the

proposed use, including all current licenses, permits, etc.

PUBLIC HEARINGS

ORDINANCE TEXT AMENDMENT, Z24-014, Request for a text amendment to
amend/update the use tables to include “C1” (Administrative Conditional Use) to the Box
Elder County Land Use Management & Development Code. ACTION

Staff stated this request is intended to correct a good portion of the county land use code. There
are a number of uses considered to be administrative review uses, such as Home Occupations.
The C1 Use allows staff to get through the approval process for those items that fall within that
realm. In addition, there were a number of chapters that involve C1 Uses that were out-of-date.
Staff can bring all those chapters up-to-date and in compliance with how the land use code is
currently used.
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Staff read the standards for reviewing ordinance text amendments as they apply to this request.

A. Whether the proposed amendment is consistent with goals, objectives and policies of the
County’s General Plan; The County’s General Plan states that future land use decisions will
consider the following: promoting development patterns consistent with, and sensitive to,
resident preferences; and balancing private property rights with public interests.

B. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property; This text amendment corrects uses within
the use tables of the Box Elder County Land Use Code that staff currently review and approve.
The Planning Commission needs to decide if this amendment would be harmonious.

C. The extent to which the proposed amendment may adversely affect adjacent property;
The proposed text amendment should not have an adverse effect on adjacent property.

D. The adequacy of facilities and services intended to serve the subject property, including,
but not limited to, roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection. The proposed text amendment is county-wide and should not have an effect on the
adequacy of facilities.

The public hearing was then opened for comments. 

Mitchell James stated he appreciates the work staff puts into updating the county code.

Hearing no further comments, a motion was made by Commissioner Bonnie Robinson to close
the public hearing on Ordinance Text Amendment, Z24-014. The motion was seconded by
Commissioner Jennifer Jacobsen and passed unanimously.

ACTION

MOTION: A Motion was made by Commissioner Jared Holmgren to forward a
recommendation of approval to the County Commission for application Z24-014, an
ordinance text amendment to amend/update the use tables to include “C1”
(Administrative Conditional Use) in the Box Elder County LUM&DC and adopting
the conditions and findings of staff . The motion was seconded by Commissioner
Jennifer Jacobsen and passed unanimously.

CONDITIONS:
1. Compliance with Article 5 of the Box Elder County Land Use Management &

Development Code.
2. Compliance with Section 2-2-080, Zoning Map and Text Amendments, of the Box

Elder County Land Use Management & Development Code.
3. Compliance with all applicable County, State, and Federal laws regulating the

proposed use, including all current licenses, permits, etc.
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(See Attachment No. 2 – Ordinance Text Amendment.)
ZONING TEXT AMENDMENT, Z24-015, Request for a zone change of 10 acres from
MU-160 (Multiple Use 160 acres) to the RR-10 (Rural Residential 10 acre) zone on parcel
#01-059-0053 in the Lucin area of Unincorporated Box Elder County. ACTION

Staff stated the applicant is requesting parcel 01-059-0053 (10 acres) be rezoned from MU-160
(Multiple Use 160 acres) to the RR-10 (Rural Residential 10 acre) zone. The parcel is located
way out west in the Lucin area and it appears it was split off in 2003 making it an illegal parcel.
The surrounding land use is agricultural and surrounding zoning is MU-160.

Staff read the standard for reviewing zoning map amendments as they apply to this request as
follows:

A. Whether the proposed amendment is consistent with goals, objectives and policies of the
County’s General Plan; The County’s General Plan does not address areas this far West. The
zoning that is in this area is original zoning the County established in 1974. The purpose of the
MU zone is stated as: “Mixed Use zones provide a multiple use district to establish areas in
mountain, hillside, canyon mountain valley, desert and other open and generally undeveloped
lands where human habitation should be limited in order to protect land and other open space
resources; to reduce unreasonable requirements for public utility and service expenditures
through uneconomic and unwise dispersal and scattering of population; to encourage use of the
land, where appropriate, for forestry, grazing, agriculture, mining, wildlife habitat, and
recreation; to avoid excessive damage to watersheds, water pollution, soil erosion, danger from
brush land fires, damage to grazing and livestock raising, and to wildlife values; to avoid the
premature development of lands by discouraging intensive development until the ultimate best
use of the land can be recommended by the Planning Commission to the County Commission;
and to promote the health, safety, convenience, order, prosperity, and general welfare of the
inhabitants of the community.” It is important to point out this verbiage was also established in
the original 1974 code as zoning ordinance and has not been changed for 50 years.
B. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property; The area is all open/grazing/agricultural
uses. The Planning Commission needs to decide if an RR-10 zone could be considered
harmonious. Staff’s opinion is it is not harmonious.
C. The extent to which the proposed amendment may adversely affect adjacent property;
This is unknown. The public hearing process may bring forth additional information.
D. The adequacy of facilities and services intended to serve the subject property, including,
but not limited to, roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection.
The adequacy of facilities is nonexistent in this area.

The public hearing was then opened for comments. 

Hearing no comments, a motion was made by Commissioner Bonnie Robinson to close the
public hearing on the Zoning Text Amendment, Z24-015. The motion was seconded by
Commissioner Vance Smith and passed unanimously.
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ACTION

Staff explained county code allows for the rezone of property subject to zoning map amendment
procedures and approval. The Planning Commission will need to determine if the proposed map
amendment meets the approval standards for reviewing zoning map amendments. Staff reiterated
they feel this request is not harmonious.

Commissioner Bonnie Robinson said there is nothing in the area that says this should be zoned
as residential 10-acres. She feels it would set a bad precedence for the future to have little places
out there that do not fit what is already there. The property is also landlocked so there is no legal
access to the parcel.

MOTION: A Motion was made by Commissioner Jared Holmgren to forward a
recommendation of denial to the County Commission for application Z24-015, a
request for a zone change of 10 acres from MU-160 (Multiple Use 160 acres) to the
RR-10 (Rural Residential 10 Acre) zone based on not meeting the standards set in
Section 2-2-080(E); there is no access to the subject property; there are no utilities in
the area. The motion was seconded by Commissioner Jennifer Jacobsen and passed
unanimously.

ORDINANCE TEXT AMENDMENT, Z24-016, Request for a text amendment adding
Section 5-1-390, Determining Legal Parcels to the Box Elder County Land Use
Management & Development Code. ACTION

Staff explained this amendment is for clearly stating the process for determining legal parcels in
the county. Previously, the determinations have just been done matter-of-fact. Staff thinks it best
to have something in writing so to always stay consistent. Staff was under the impression that
state code in 1993 was what had started subdivision regulations for the county. The property
rights Ombudsman’s office in the state researched it and found it was 1954 when the original
code came into the state. There was an update in 1992 outlining some regulations for
subdivisions but did not require subdivisions to be gone through. The Ombudsman’s office said
even though the state did not require that, perhaps the county and their ordinances did. Staff
found the county ordinance for subdivision regulations passed on November 24, 1992. After
reviewing the verbiage, Staff determined it would be good to add the word “applicable” towards
the end where it says for the zoned or unzoned areas so it would not apply to every single
subdivision that is done, only ones that apply to that zoned or unzoned area.

Staff then read the standards for reviewing ordinance text amendments as they apply to this
request.

A. Whether the proposed amendment is consistent with goals, objectives and policies of the
County’s General Plan; The proposed amendment is consistent with the goals, objectives, and
policies of the County’s General Plan.
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B. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property; This text amendment would apply to all
areas of unincorporated Box Elder County.
C. The extent to which the proposed amendment may adversely affect adjacent property;
The proposed amendment should not adversely affect adjacent property. The public hearing
process may shed additional light on this subject.

D. The adequacy of facilities and services intended to serve the subject property, including,
but not limited to, roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection.
The proposed text amendment should not have an effect on the adequacy of facilities.

The public hearing was then opened for comments. 

Mitchell James agrees with putting applicable in the verbiage.

Hearing no further comments, a motion was made by Commissioner Bonnie Robinson to close
the public hearing on the Ordinance Text Amendment, Z24-016. The motion was seconded by
Commissioner Vance Smith and passed unanimously.

ACTION

Staff explained the Planning Commission will need to decide if this request agrees with the
standards in Section 2-2-080. Staff feels that it does agree and recommends approval.

MOTION: A Motion was made by Commissioner Jennifer Jacobsen to forward a recommendation
of approval to the County Commission for application Z24-016, a request for a text
amendment adding Section 5-1-390, Determining Legal Parcels to the Box Elder
County LUM&DC and adding the word applicable in the last sentence to read: If a
parcel is considered illegal, it will need to go through the subdivision process and
meet all zoning requirements for the applicable zoned or unzoned areas to be
considered legal, and adopting the conditions and findings of staff . The motion was
seconded by Commissioner Jared Holmgren and passed unanimously.

CONDITIONS:
1. Compliance with Article 5 of the Box Elder County Land Use Management &

Development Code.
2. Compliance with Section 2-2-080, Zoning Map and Text Amendments, of the Box

Elder County Land Use Management & Development Code.
3. Compliance with all applicable County, State, and Federal laws regulating the

proposed use, including all current licenses, permits, etc.

ORDINANCE TEXT AMENDMENT, Z24-017, Request for a text amendment adding
Section 2-2-220, Lot Line Adjustment to the Box Elder County Land Use Management &
Development Code. ACTION
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Staff said this amendment is for creating a process for lot line adjustments to comply with State
Code. The state is trying to make it easier for people to do these types of things and not have to
go through a full-blown subdivision amendment. Section 2-2-220 E is where state code language
comes in. In Section 2-2-220 I. Expiration, staff feels there should not be an excessive amount of
time between getting approval and being recorded so a lot line adjustment approval shall expire
and become null and void if the notice of approval and the document of conveyance are
not recorded within thirty (30) days after approval.

Staff read the standards for reviewing Ordinance Text Amendments as they apply to this request.
A. Whether the proposed amendment is consistent with goals, objectives and policies of the

County’s General Plan; The proposed amendment is consistent with the goals, objectives,
and policies of the County’s General Plan.

B. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property; This text amendment would apply to
all areas of unincorporated Box Elder County.

C. The extent to which the proposed amendment may adversely affect adjacent property;
The proposed amendment should not adversely affect adjacent property. The public hearing
process may shed additional light on this subject.

D. The adequacy of facilities and services intended to serve the subject property, including,
but not limited to, roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection. The proposed text amendment should not have an effect on the adequacy of
facilities.

The public hearing was then opened for comments. 

Hearing no comments, a motion was made by Commissioner Bonnie Robinson to close the
public hearing on the Ordinance Text Amendment, Z24-017. The motion was seconded by
Commissioner Jared Holmgren and passed unanimously.

ACTION

MOTION: A Motion was made by Commissioner Jennifer Jacobsen to forward a
recommendation of approval to the County Commission for application Z24-017,
an ordinance text amendment adding Section 2-2-220, Lot Line Adjustment to the
Box Elder County LUM&DC and adopting the conditions and findings of staff. The
motion was seconded by Commissioner Jared Holmgren and passed unanimously.

CONDITIONS:
1. Compliance with Article 5 of the Box Elder County Land Use Management &

Development Code.
2. Compliance with Section 2-2-080, Zoning Map and Text Amendments, of the Box

Elder County Land Use Management & Development Code.
3. Compliance with all applicable County, State, and Federal laws regulating the
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proposed use, including all current licenses, permits, etc.

(See attachment No. 3 – Lot Line Adjustment.)

NEW BUSINESS
 
BECKAM’S EDGE SOUTH SUBDIVISION, SS24-029, Request for preliminary approval
of a 29- Lot subdivision located at approximately 10900 N 8400 W in the Tremonton area of
Unincorporated Box Elder County. ACTION

Staff explained this subdivision has taken place over the last four years with multiple stages.
Stages 1 through 4 comprised Beckam’s Edge first portion. The south area will go through a new
preliminary approval, then the developer will start working through the various phases. A plat
was submitted and all applicable county departments reviewed the plat and submitted their
reviews back to the applicant. The applicant has submitted a new plat and the majority of the
items from the department reviews have been taken care of.

Staff stated the County Engineer has reviewed the storm drainage proposal and there is what
appears to be a field drain along the south portion of the parcel. It is difficult to see on the field
drain maps but looks like it runs right along that parcel line or close to it. The applicant would
need to locate it and show it on the preliminary plat if it is located on the property.

MOTION: A Motion was made by Commissioner Jared Holmgren to approve application
SS24-029 a preliminary plat for the Beckam’s Edge South Subdivision located in
unincorporated Box Elder County and adopting the conditions and findings of staff
with emphasis on mapping the field drain. The motion was seconded by
Commissioner Vance Smith and unanimously carried.

CONDITIONS:
1. Compliance with review and approval by the County Surveyor, Engineer, Fire

Marshal, Planning & Zoning, Roads Department, and Building Official.
2. Compliance with the requirement from the County Surveyor and the County Roads

Department that the retention pond be designed and constructed as part of Phase 5.
3. Compliance with Article 5, Regulations of General Applicability, of the Box Elder

County Land Use Management & Development Code.
4. Compliance with Chapter 6-1, Subdivisions, of the Box Elder County Land Use

Management & Development Code.
5. Compliance with all applicable County, State, and Federal laws regulating the

proposed use, including all current licenses, permits, etc.

WORKING REPORTS

Staff has finished interviewing all culinary and irrigation water suppliers throughout the county
There were 50+ interviews conducted. The findings from those interviews were presented at the
seven regional meetings. Staff will start drafting the overall plan from the seven regional plans
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and asked if the Planning Commission would be interested in a presentation on where staff is at
with those plans.

PUBLIC COMMENTS - NONE

ADJOURN

MOTION: A Motion was made by Commissioner Bonnie Robinson to adjourn commission
meeting. The motion was seconded by Commissioner Vance Smith and meeting
adjourned at 8:00 p.m.

____________________________________
Mellonee Wilding, Chairman
Box Elder County Planning Commission
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PLANNING COMMISSION Meeting Date: December 19, 2024
STAFF REPORT Agenda Item #: 5a

BACKGROUND

The applicants are requesting preliminary approval of the Hawk Way Bench
Subdivision plat. The proposed subdivision is for 10 new lots approximately 5.5 acres
in size and is shown as two phases. The existing parcel is 67.97 acres in size, there
will be no remainder parcel.

UPDATE: The applicant has provided an updated plat and site plan on December 10th.
It has been sent out to various departments for review to ensure it meets development
requirements. I have received reviews back from the County Recorder’s office and the
County Surveyor. I have updated the County Department Review portion of the report
below. Additional updates will be provided at the Planning Commission meeting.

ANALYSIS

Land Use Ordinance Standards Review:

Land Use Management & Development Code 6-1-130 requires the subdivision of
property receive preliminary approval from the Box Elder County Planning
Commission.

Surrounding Land Use and Zoning:
Direction Land Use Zoning
North Hillside/Grazing RR-5
South Hillside/Rural Residential RR-5
East Hillside/Rural Residential MU-160
West Rural Residential RR-5

Access:
Access would be via County road 1100 West connecting to a proposed new road, 4700 North and 950 West. The two
new roads are proposed to be private roads.

Utilities:
The County has received utility will-serve letters from Rocky Mountain Power and culinary water through the Bear
River Water Conservancy District. We have also received a septic feasibility letter from the Bear River Health
Department. This feasibility letter is for a single conventional wastewater system to be installed to service a
single-family dwelling on each proposed lot.

Setbacks:
All setbacks for the RR-5 zone can be met. Setbacks will be reviewed and enforced during the building permit
process.

AGENDA Page 1 of 5



County Department Reviews:
County Surveyor

● The Owner’s Dedication still lists the streets as public. Our understanding is they are to be private
rights-of-way owned and maintained by an HOA. This public/private road designation needs to be clarified
and corrected.

● The road section shown on the utility plan doesn’t match any county standard. In order to meet a county
standard something that will protect the edge of the asphalt must be proposed (ribbon curb, rolled gutter,
standard curb & gutter). Anything else is not considered acceptable.

County Engineer
● The subdivider will need to provide a letter from the State Division of Drinking Water (DDW) indicating that

they have received copies of the plans and that the plans meet their requirements.
o Per the applicant’s engineer the plans have been submitted to the DDW and the applicant is awaiting a

response.
● The subdivider should provide a water report with hydraulic calculations for fire suppression.

o This report was submitted by the applicant on December 10th and sent out to county staff for review.
● The County Engineer feels there is sufficient information to approve the Preliminary Plan application and the

items above can be reviewed as part of the Final Plat application.
Fire Marshal

● The Fire Marshal has approved the Preliminary Plat application.
Planning & Zoning

● Has requested changes to labeling of easements on the property to match corresponding records on the title
report. Easements must be labeled with their recorded entry number as well as book and page if necessary.

o Easement labels have been added to match the title report.
● Has requested that the location of two historic waterlines be located and added to the plat.

o The applicant has located these waterlines and added their location to the preliminary plat.
Road Department

● The Road Superintendent has stated that he agrees with the most recent review of the County Surveyor.

Findings:
Based on the analysis of the proposed subdivision preliminary plat and a survey of surrounding area, staff concludes
the following:
1. The preliminary plat as currently proposed does not comply with any county road standard.
2. The County Engineer and Fire Marshal have approved the proposed Preliminary Plat.
3. The County Surveyor, Road Superintendent, and Recorder have a few items that must be resolved.
4. Modifications to the proposed preliminary plat may be made to bring it into conformance with the County Land

Use Management & Development Code.

RECOMMENDATION

Based on the information presented in this report, application materials submitted and the site review, the Planning
Commission may TABLE or may APPROVE the proposed preliminary plat based on the findings above and
any others the Planning Commission finds. Should the Planning Commission approve the plat staff
recommends the approval include the conditions below:

1. Compliance with review and approval by the County Surveyor, Planning & Zoning, Roads Department, and
Building Official.

2. Compliance with Article 5, Regulations of General Applicability, of the Box Elder County Land Use
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Management & Development Code.
3. Compliance with Chapter 6-1, Subdivisions, of the Box Elder County Land Use Management & Development

Code.
4. Compliance with all applicable County, State, and Federal laws regulating the proposed use, including all

current licenses, permits, etc.

MODEL MOTIONS

Approval – “I move the Planning Commission approve application number SS24-025, a preliminary plat for the
Hawk Way Bench Subdivision, located in unincorporated Box Elder County, and adopting the exhibits, conditions
and findings of the staff report, and as modified by the conditions below:
1. List any additional conditions....

Table – “I move the Planning Commission table application number SS24-025, a preliminary plat for the Hawk
Way Bench Subdivision, located in unincorporated Box Elder County, to (give date), based on the following
findings:”
1. List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…

Denial – “I move the Planning Commission deny application number SS24-025, a preliminary plat for the Hawk
Way Bench Subdivision, located in unincorporated Box Elder County based on the following findings:”
1. List findings for denial…

Please feel free to contact Scott Lyons at 435-734-3316 with any questions.
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PLANNING COMMISSION Meeting Date: Dec. 19, 2024
STAFF REPORT Agenda Item #: 6a

BACKGROUND

The applicant is requesting that Parcels 01-122-0008, 0009, 0010, 0011, 0012,
0013, and 0036 (approximately 95 acres) located in the Promontory Range
area be re-zoned from Unzoned to the MG-EX (Mining, Quarry, Sand, &
Gravel Excavation) zone.

ANALYSIS

County Code:
Land Use Management & Development Code 2-2-080.C allows a property
owner to apply for and request a re-zone subject to zoning map amendment
approval by the County Commission with a recommendation from the Planning
Commission.

Surrounding Land Use and Zoning:
Direction Land Use Zoning
North Agricultural Unzoned
South Agricultural MG-EX
East Agricultural Unzoned
West Agricultural Unzoned

Land Use Ordinance Standards Review:
Box Elder County Land Use Management & Development Code section
2-2-060-A states that zoning map amendments are a legislative proceeding.
Per said section:

Decisions regarding a legislative application shall be based on the “reasonably debatable” standard, as
follows:

● The decision-making authority shall determine what action, in its judgment, will reasonably promote
the public interest, conserve the values of other properties, avoid incompatible development,
encourage appropriate use and development, and promote the general welfare.

● In making such determination, the decision-making authority may consider the following: (1)
Testimony presented at a public hearing or meeting; and (2) personal knowledge of various
conditions and activities bearing on the issue at hand, including, but not limited to, the location of
businesses, schools, roads and traffic conditions; growth in population and housing; the capacity of
utilities; the zoning of surrounding property; and the effect that a particular proposal may have on
such conditions and activities, the values of other properties, and upon the general orderly
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development of the County.
● The decision-making body should state on the record the basis for its decision.

Box Elder County Land Use Management & Development Code section 2-2-080-E outlines the following
standards for review for zoning map amendments.

A. Whether the proposed amendment is consistent with goals, objectives and policies of the County’s
General Plan;
Though included as part of the plan area of the General Plan, the County’s General Plan makes no
specific reference as to how the Promontory Range area should be zoned. The General Plan does state
that future land use decisions should enhance our towns and cities, focusing most of the growth there
and that decisions should support our farmers and ranchers in their agricultural stewardship.

B. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;
The area is a combination of commercial (landfill, mineral ponds) and mainly agricultural uses.
Whether the proposed zoning map amendment is harmonious with the overall character of existing
development is quite subjective. The Planning Commission needs to decide if an MG-EX zone could be
considered harmonious.

C. The extent to which the proposed amendment may adversely affect adjacent property; and
This is unknown; however, due to the remoteness of the area, the proposed amendment should not likely
affect the values or other factors of adjacent property. The public hearing process may bring forth
additional information.

D. The adequacy of facilities and services intended to serve the subject property, including, but not
limited to, roadways, parks and recreation facilities, police and fire protection, schools, storm
water drainage systems, water supplies, and waste water and refuse collection.
Due to the lack of road infrastructure, it is likely that gravel/mining trucks would have a negative impact
on the existing roads in the area.

FINDINGS:

Based on the analysis of the zoning map amendment application request for the re-zone of the subject
parcel from Unzoned to the MG-EX (Mining, Quarry, Sand, & Gravel Excavation) zone and a survey of
the surrounding area, staff concludes the following:

1. The Box Elder Land Use Management and Development Code allows for the re-zone of properties
subject to zoning map amendment review procedures and approval.

2. The Planning Commission will need to decide if the proposed map amendment meets the Approval
Standards found in Section 2-2-080(E) of the Box Elder County Land Use Management and
Development Code.

3. This application is for a rezone from Unzoned to the MG-EX (Mining, Quarry, Sand, & Gravel
Excavation) zone.
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RECOMMENDATION

Based on the information presented in this report, application materials submitted and the site review, the
Planning Commission has three options to forward as a recommendation to the County Commission.
As this is a legislative decision additional information may be taken into account such as public input,
resident preferences, private property rights, economic considerations, etc.

If a recommendation of approval is forwarded to the legislative body staff recommends it be subject to the
following conditions:
1. Compliance with Article 5 of the Box Elder County Land Use Management & Development Code.
2. Compliance with Chapter 3-9, Mining, Quarry, Sand, & Gravel Excavation Zone, of the Box Elder

County Land Use Management & Development Code.
3. Compliance with Article 2-2-080, Zoning Map and Text Amendments, of the Box Elder County Land

Use Management & Development Code.
4. Compliance with all applicable County, State, and Federal laws regulating the proposed use, including

all current licenses, permits, etc.

MODEL MOTIONS

Approval – “I move the Planning Commission forward a recommendation of approval to the County
Commission, application number Z24-018, a zoning map amendment from Unzoned to the MG-EX
(Mining, Quarry, Sand, & Gravel Excavation) zone and adopting the conditions and findings of the staff
report, and as modified by the conditions below:
1. List any additional conditions….

Table – “I move the Planning Commission table the review of application number Z24-018, a zoning map
amendment from Unzoned to the MG-EX (Mining, Quarry, Sand, & Gravel Excavation) zone to (give date),
based on the following findings:”
1. List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…

Denial – “I move the Planning Commission forward a recommendation of denial to the County
Commission, application number Z24-018, a zoning map amendment from Unzoned to the MG-EX
(Mining, Quarry, Sand, & Gravel Excavation) zone based on the following findings:”
1. List findings for denial…

Please feel free to contact Destin Christiansen at 435-695-2547 if you have any questions.
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PLANNING COMMISSION Meeting Date: December 19, 2024
STAFF REPORT Agenda Item #: 6b

BACKGROUND
A group of residents from the Harper Ward area of the county are
proposing a text amendment to Section 5-1-360, Annexation Policy, of the
Box Elder County Land Use Management & Development Code. The
residents have concerns regarding the existing policy and propose to
modify the language with the intention of continuing city/county
coordination for growth on jurisdictional borders and within utility service
areas, but limit urban growth into rural areas.

Applicant’s Summary of Intent:
“The intent of the proposed Box Elder County Annexation Ordinance
change is to allow rural areas of unincorporated Box Elder County to
remain rural, and for residents to retain their rural lifestyle, without
municipalities annexing and consequently forcing city ordinances,
services, and costs onto rural residents. Box Elder County’s recent survey
of residents revealed our citizens’ strong desire to preserve the county’s
agricultural heritage and rural character. The proposed ordinance change
supports this goal. The existing ordinance allows, if not encourages,
municipalities to annex large tracts of land far from the cities' boundaries
(within their annexation plans), even as remote island annexations. The

municipalities have no obligation to provide timely utility infrastructure to the annexed properties. Under the
current ordinance, county rural land owners who seek a Land Use Application or Legislative Application are
forced to petition a municipality for that application. As island annexations are allowed, the result is that
total annexation of all properties in a municipality's annexation plan will inevitably become part of a city.
Those annexations may lead to high density residential developments. We understand that U.S. landowner
rights are strong and cherished. No one wants to be told they cannot subdivide and develop their land to
high density housing. Likewise, we do not want to be forced to live in a city, to live by city ordinances, and
pay for city infrastructure against our wishes. In either case, a land owner is being forced against their
wishes. One case is no more objectionable than the other. We who live in the rural areas do not want high
density subdivisions next door to us. We want to continue to live by county ordinances and retain both our
rural lifestyles and the current five acre minimum zoning where it now exists.

The proposed change is:
• Compatible with the county general plan
• Encourages retention of our agricultural heritage
• Harmonious with the character of the existing development and geographies (mountains, marshes,
wetlands, agricultural fields)
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• Does not adversely affect adjacent properties
• Maintains the existing rural character

Being forced to annex into a city does adversely affect our properties. The proposed ordinance change
entails no facilities upgrades to service the existing areas, whereas the existing ordinance does entail
eventual infrastructure costs - roads, utilities, police, fire, etc.

For these reasons, we request the Box Elder County Commission approve the proposed ordinance change. In
the proposed language, Land Use Applications and Legislative Applications that border the city boundary are
forced to petition the affected city, and so that city has input for that application. Cities can make island
annexations with County Commission review and approval, and would require a city to provide utility
infrastructure immediately, which they should be willing to do if the annexation makes financial sense. With
the proposed ordinance change, any property that is not contiguous to the city limits will have Land Use
Applications and Legislative Applications reviewed and approved by Box Elder County. Cities should not be
allowed to annex properties that are not contiguous to the city limits and yet not provide immediate utility
infrastructure and services to that property.”

ANALYSIS
County Code:
The Box Elder Land Use Management & Development Code 2-2-080.C allows property owners to initiate
amendments to the text of the Box Elder County Land Use Management & Development Code. These
amendments are decided upon by the County Commission with a recommendation from the Planning
Commission.

Land Use Ordinance Standards Review:
Box Elder County Land Use Management & Development Code section 2-2-080 outlines the following
standards for review for zoning text amendments.

A. Whether the proposed amendment is consistent with goals, objectives and policies of the County’s
General Plan;
Multiple chapters of the General Plan highlight that development should happen within cities/towns.
Additionally, one of the goals and strategies of the General Plan is regional cooperation between the
county and cities/towns. The survey data gathered as part of the General Plan process did reveal
residents’ desire to preserve the county’s agricultural heritage and rural character.

B. Whether the proposed amendment is harmonious with the overall character of existing development
in the vicinity of the subject property;
This text amendment would apply to all areas of unincorporated Box Elder County.

C. The extent to which the proposed amendment may adversely affect adjacent property; and
The public hearing may shine additional light on this.

D. The adequacy of facilities and services intended to serve the subject property, including, but not
limited to, roadways, parks and recreation facilities, police and fire protection, schools, storm water
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drainage systems, water supplies, and waste water and refuse collection.
The proposed text amendment should not have an effect on the adequacy of facilities and services.

FINDINGS:

Based on the analysis of the ordinance text amendment application, staff concludes the following:
1. The Box Elder Land Use Management and Development Code does allow for ordinance text

amendments subject to review procedures and approval by the County Commission with a
recommendation from the Planning Commission.

2. The Planning Commission will need to determine if this application meets the standards in
Section 2-2-080.

RECOMMENDATION

Based on the information presented in this report, application materials submitted and a review of
areas, the Planning Commission should forward a recommendation to the County Commission. As this
is a legislative decision, additional information may be taken into account such as public input, resident
preferences, private property rights, economic considerations, etc.

If a recommendation of approval is forwarded to the County Commission staff recommends it be subject
to the following conditions:
1. Compliance with Article 5 of the Box Elder County Land Use Management & Development Code.
2. Compliance with Article 2-2-080, Zoning Map and Text Amendments, of the Box Elder County Land

Use Management & Development Code.
3. Compliance with all applicable County, State, and Federal laws regulating the proposed use,

including all current licenses, permits, etc.

MODEL MOTIONS

Approval – “I move the Planning Commission forward a recommendation of approval to the County
Commission, application number Z24-020, an ordinance text amendment adopting the conditions and
findings of the staff report, and as modified by the conditions below:
1. List any additional conditions….

Table – “I move the Planning Commission table the review of application number Z24-020, an ordinance
text amendment to (give date), based on the following findings:”
1. List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…

Denial – “I move the Planning Commission forward a recommendation of denial to the County
Commission, application number Z24-020, an ordinance text amendment based on the following
findings:”
1. List findings for denial…
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Please feel free to contact Scott Lyons at 435-734-3316 if you have any questions.

AGENDA Page 4 of 4



Proposed Community Development Application 

I propose that County Ordinance 5-1-360 Annexation Policy, be changed as follows: 

Deleted text is red and struck through. Added text is highlighted and underlined. 

 

5-1-360  Annexation Policy 

The Box Elder County Commission, Planning Commission, or Community Development Office shall not 

take action on any proposed Land Use Application or Legislative Application within unincorporated Box 

Elder County (except building permits that are not using municipal utilities) if the Land Use Application 

or Legislative Application is meets either of the two following criteria: 

 

• Located within any municipal annexation policy plan as defined in Utah Code 10-2-401.5, or 

The property of the proposed application shares a property boundary with any 

municipality’s incorporated boundary, or 

• Located within ½ mile of any municipality incorporated boundary, if a municipality does not 

have an annexation policy plan boundary, or 

• If a development, improvement, or building lot will be using any utility provided by a 

municipality. 

 

If the proposed Land Use Application or Legislative Application meets any of the above criteria, the 

developer shall provide the applicable municipality(s) with a Notice of Intent to File a Petition (Utah 

Code 10-2-403 (2) (a) (i)) and thereafter work with the County Clerk to meet all the noticing 

requirements contained in Utah Code.  Upon the County Clerk providing the applicable municipality with 

the certification of complying with the Notice of Intent to File a Petition, the developer shall petition the 

municipality for annexation.  If the municipality(s) rejects the petition for annexation, the developer 

shall provide signed documentation to the Community Development office from the municipality(s) 

showing the municipality’s rejection of an annexation petition.  After such documentation is received, 

the Land Use Application or Legislative Application may move forward. 

 

No municipality shall complete island annexations without providing utility infrastructure to the subject 

property upon annexation. 

 

Any Land Use Application or Legislative Application using a municipality’s utilities cannot have a higher 

density than that allowed by the municipality providing the utilities. 

 



All applications shall be subject to the time limits set forth in Section 2-2-040(K), Substantial Action 

Required and Section 2-2-040(L), Expiration of Application of the Box Elder County Land Use 

Management and Development Code. 

 

 



PLANNING COMMISSION Meeting Date: December 19, 2024
STAFF REPORT Agenda Item #: 6c

BACKGROUND
Box Elder County staff is proposing a text amendment to Section 5-1-360,
Annexation Policy, of the Box Elder County Land Use Management &
Development Code. The original policy was adopted in February 2023. It
has been in place for almost two years. During that time we have found
there are some items staff and cities within the county feel should be
modified. As you can see in the proposed language attached to this report
there are several uses that would currently trigger the policy that we have
found are unnecessary and should be exempt.

ANALYSIS
County Code:
The Box Elder Land Use Management & Development Code 2-2-080.C
allows the County to initiate amendments to the text of the Box Elder
County Land Use Management & Development Code. These amendments
are decided upon by the County Commission with a recommendation from
the Planning Commission.

Land Use Ordinance Standards Review:
Box Elder County Land Use Management & Development Code section
2-2-080 outlines the following standards for review for zoning text
amendments.

A. Whether the proposed amendment is consistent with goals, objectives and policies of the County’s
General Plan;
Multiple chapters of the General Plan highlight that development should happen within cities/towns.
Additionally, one of the goals and strategies of the General Plan is regional cooperation. This proposal is
a coordinated effort between the County and cities/towns. The proposed amendment is consistent with
the County’s General Plan.

B. Whether the proposed amendment is harmonious with the overall character of existing development
in the vicinity of the subject property;
This text amendment would apply to all areas of unincorporated Box Elder County.

C. The extent to which the proposed amendment may adversely affect adjacent property; and
The goal of the proposed amendment is to enhance coordination and cooperation with cities/towns in
the county. This should result in better development within planned annexation areas. The specific uses
addressed in this amendment should pose no issue to a city/town’s future plans and in zones where said
uses are allowed, the uses have already been legislatively determined to have no adverse effect on
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adjacent properties.
D. The adequacy of facilities and services intended to serve the subject property, including, but not

limited to, roadways, parks and recreation facilities, police and fire protection, schools, storm water
drainage systems, water supplies, and waste water and refuse collection.
The proposed text amendment should not have an effect on the adequacy of facilities and services.

FINDINGS:

Based on the analysis of the ordinance text amendment application, staff concludes the following:
1. The Box Elder Land Use Management and Development Code does allow for ordinance text

amendments subject to review procedures and approval by the County Commission with a
recommendation from the Planning Commission.

2. The Planning Commission will need to determine if this application meets the standards in
Section 2-2-080.

RECOMMENDATION

Based on the information presented in this report, application materials submitted and a review of
areas, the Planning Commission should forward a recommendation to the County Commission. As this
is a legislative decision, additional information may be taken into account such as public input, resident
preferences, private property rights, economic considerations, etc.

If a recommendation of approval is forwarded to the County Commission staff recommends it be subject
to the following conditions:
1. Compliance with Article 5 of the Box Elder County Land Use Management & Development Code.
2. Compliance with Article 2-2-080, Zoning Map and Text Amendments, of the Box Elder County Land

Use Management & Development Code.
3. Compliance with all applicable County, State, and Federal laws regulating the proposed use,

including all current licenses, permits, etc.

MODEL MOTIONS

Approval – “I move the Planning Commission forward a recommendation of approval to the County
Commission, application number Z24-019, an ordinance text amendment adopting the conditions and
findings of the staff report, and as modified by the conditions below:
1. List any additional conditions….

Table – “I move the Planning Commission table the review of application number Z24-019, an ordinance
text amendment to (give date), based on the following findings:”
1. List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…
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Denial – “I move the Planning Commission forward a recommendation of denial to the County
Commission, application number Z24-019, an ordinance text amendment based on the following
findings:”
1. List findings for denial…

Please feel free to contact Scott Lyons at 435-734-3316 if you have any questions.
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5-1-360. Annexation Policy. (Ordinance 573)

A. Requirements.
1. The Box Elder County Commission, Planning Commission, or Community

Development Office shall not take action on any proposed Land Use Application
or Legislative Application within unincorporated Box Elder County (except
building permits that are not using municipal utilities) if the Land Use Application
or Legislative Application is:

a. Located within any municipal annexation policy plan as defined in Utah
Code 10-2-401.5, or

b. Located within ½ mile of any municipality incorporated boundary, if a
municipality does not have an annexation policy plan boundary, or

c. If a development, improvement, or building lot will be using any utility
provided by a municipality.

2. If the proposed Land Use Application or Legislative Application meets any of
the above criteria, the developer shall provide the applicable municipality(s) with
a Notice of Intent to File a Petition (Utah Code Ann. §10-2-403(2)(a (i)) and
thereafter work with the County Clerk to meet all the noticing requirements
contained in Utah Code. Upon the County Clerk providing the applicable
municipality with the certification of complying with the Notice of Intent to File a
Petition, the developer shall petition the municipality for annexation. If the
municipality(ies) rejects the petition for annexation, the developer shall provide
signed documentation to the Community Development office from the
municipality(ies) showing the municipality’s rejection of an annexation petition.
After such documentation is received, the Land Use Application or Legislative
Application may move forward.

3. If the proposed Land Use Application or Legislative Application meets any of
the above criteria, the developer shall provide the applicable municipality(s) with
a Notice of Intent to File a Petition (Utah Code Ann. §10-2-403(2)(a (i)) and
thereafter work with the County Clerk to meet all the noticing requirements
contained in Utah Code. Upon the County Clerk providing the applicable
municipality with the certification of complying with the Notice of Intent to File a
Petition, the developer shall petition the municipality for annexation. If the
municipality(ies) rejects the petition for annexation, the developer shall provide
signed documentation to the Community Development office from the
municipality(ies) showing the municipality’s rejection of an annexation petition.
After such documentation is received, the Land Use Application or Legislative
Application may move forward.

4. Any Land Use Application or Legislative Application using a municipality’s
utilities cannot have a higher density than that allowed by the municipality
providing the utilities.



5. All applications shall be subject to the time limits set forth in Section 2-2-040(K),
Substantial Action Required and Section 2-2-040(L), Expiration of Application of
the Box Elder County Land Use Management & Development Code.

B. Exemptions.
1. The following Land Use Applications and Legislative Applications are exempt

from the requirements listed in subsection “A” of this section and are NOT
required to go through the annexation petition process with a municipality:

a. 1-Lot Subdivisions that are not adjacent to a municipal boundary and are
not using municipal utilities.

b. Accessory Dwelling Units (internal and detached) in which there are no
municipal utility services to the parcel or lot.

c. Home Occupations
d. Swimming Pools
e. Home-Based Kennels
f. Conditional Use Permits for temporary buildings and mobile homes for

uses incidental to construction work or temporary living quarters in which
there are no municipal utility services to the parcel or lot.

g. Any zoning map amendment outside of a ½ mile radius of an existing
municipal boundary.



‭PLANNING COMMISSION‬ ‭Meeting Date: December 19,‬‭2024‬
‭STAFF REPORT‬ ‭Agenda Item #: 7a‬

‭BACKGROUND‬
‭The applicant is requesting approval for a Site Plan for a Gathering Place‬
‭Barn on 6 acres located in the East Garland area.‬

‭Surrounding Land Use and Zoning:‬

‭Direction‬ ‭Land Use‬ ‭Zoning‬
‭North‬ ‭Agriculture‬ ‭Un-Zoned‬
‭South‬ ‭Agriculture‬ ‭Un-Zoned‬
‭East‬ ‭Agriculture/Rural Res.‬ ‭Un-Zoned‬
‭West‬ ‭Agriculture‬ ‭Un-Zoned‬

‭ANALYSIS‬
‭County Code:‬
‭Land Use Ordinance Standards Review:‬
‭Box Elder County Land Use Management & Development Code Section‬
‭2-2-120.D.2.c allows barn gathering places as a commercial use in‬
‭un-zoned areas as a permitted use subject to Site Plan approval. Section‬
‭2-2-090 outlines the following standards for approval for permitted uses.‬

‭A. The proposed use shall be allowed as a permitted use in the‬
‭applicable zone.‬‭Yes‬
‭B. The proposed use shall conform to development standards of the‬

‭applicable zone.‬‭The review process is currently underway,‬‭once finished the development will conform‬
‭C.  The proposed use shall conform to all applicable regulations of general applicability and‬
‭regulations for specific uses set forth in this Code.‬‭The review process is currently underway, once‬
‭finished the development will conform‬
‭D. The proposed use shall conform to any other applicable requirements of Box Elder County‬
‭Ordinances.‬‭The review process is currently underway,‬‭once finished the development will conform‬
‭E. If the proposed use is located on a lot or parcel which has been subdivided without‬‭County‬
‭approval a subdivision plat shall be approved and recorded as a condition of approval.‬‭N/A‬

‭Setbacks:‬
‭All buildings are existing and meet setbacks in for Un-Zoned areas.‬

‭Access:‬
‭Access to the property is obtained via 14800 North, an existing County Road.‬
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‭County Department Review:‬
‭The review process is currently underway with all departments. If an update is available before the meeting I‬
‭will give an update at the meeting.‬

‭FINDINGS:‬

‭Based on the analysis of the Site Plan application, staff concludes the following:‬
‭1.‬ ‭The Box Elder Land Use Management and Development Code does allow for commercial uses in‬

‭the un-zoned areas which are approved by the Planning Commission through a Site Plan review.‬
‭2.‬ ‭The Site Plan will conform to all requirements within the Box Elder Land Use Management and‬

‭Development Code after all comments from staff have been satisfied.‬

‭RECOMMENDATION‬

‭Based on the information presented in this report, application materials submitted and the site review,‬‭staff‬
‭recommends the Planning Commission APPROVE the site plan‬‭subject to the following conditions:‬
‭1.‬ ‭Compliance with all comments from Staff‬
‭2.‬ ‭Compliance with Section 2-2-090 of the Box Elder County Land Use Management & Development Code.‬
‭3.‬ ‭Compliance with Article 5, Regulations of General Applicability, of the Box Elder County Land Use‬

‭Management & Development Code.‬
‭4.‬ ‭Compliance with all applicable County, State, and Federal laws regulating the proposed use, including‬

‭all current licenses, permits, etc.‬
‭MODEL MOTIONS‬

‭Approval‬‭– “I move the Planning Commission approve‬‭application number SP24-005, a Site Plan for a‬
‭gathering place barn, and adopting the conditions and findings of the staff report, and as modified by the‬
‭conditions below:‬
‭1.‬ ‭List any additional conditions….‬

‭Table‬‭– “I move the Planning Commission table the‬‭review of application number SP24-005, a Site Plan‬
‭for a gathering place barn, to (‬‭give date‬‭), based‬‭on the following findings:”‬
‭1.‬ ‭List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…‬

‭Denial‬‭– “I move the Planning Commission deny application‬‭number SP24-005, a Site Plan for a‬
‭gathering place barn‬‭,‬‭based on the following findings:”‬
‭1.‬ ‭List findings for denial…‬

‭Please feel free to contact Marcus Wager at 435-734-3308 if you have any questions.‬
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‭PLANNING COMMISSION‬ ‭Meeting Date: December 19,‬‭2024‬
‭STAFF REPORT‬ ‭Agenda Item #: 7b‬

‭BACKGROUND‬

‭The applicant is requesting approval of the Cedar Ridge Subdivision Phase 2‬
‭preliminary plat.  The proposed subdivision is for 4 new lots approximately 1 to 1.77‬
‭acres in size with a .19 acre parcel for a storm water basin. The existing parcel is‬
‭approximately 5.89 acres in size, there will be no remainder parcel.‬

‭ANALYSIS‬

‭Land Use Ordinance Standards Review:‬

‭Land Use Management & Development Code 6-1-130 requires the subdivision of‬
‭property receive preliminary approval from the Box Elder County Planning‬
‭Commission.‬

‭Surrounding Land Use and Zoning:‬
‭Direction‬ ‭Land Use‬ ‭Zoning‬
‭North‬ ‭Agriculture‬ ‭MU-40‬
‭South‬ ‭Residential‬ ‭RR-1‬
‭East‬ ‭Agriculture/Residential‬ ‭RR-1/MU-40‬
‭West‬ ‭Residential‬ ‭RR-1‬

‭Access:‬
‭Access would be via County road Crest View Avenue and terminate in a new‬
‭cul-de-sac.‬

‭Utilities‬‭:‬
‭The County has received utility will-serve letters from Rocky Mountain Power,‬
‭Dominion Energy, and culinary water through the Cedar Ridge Distribution Water‬

‭Company. We have also received a septic feasibility letter from the Bear River Health Department.  This feasibility‬
‭letter is for a single conventional wastewater system to be installed to service a single-family dwelling on each‬
‭proposed lot. Lots 201 and 204 will need to have specific verbiage on the plat in accordance with the BRHD letter.‬

‭Setbacks‬‭:‬
‭All setbacks for the RR-1 zone can be met.  Setbacks will be reviewed and enforced during the building permit‬
‭process.‬

‭County Department Reviews:‬
‭The first review has been sent back to the applicant and he is working on getting the updated plat back to us.‬
‭Any additional updates will be provided at the Planning Commission meeting.‬
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‭Findings:‬
‭Based on the analysis of the proposed subdivision preliminary plat and a survey of surrounding area, staff concludes‬
‭the following:‬

‭1.‬ ‭Most County departments are currently reviewing plat/plans that have been provided. We are awaiting an update‬
‭plat.‬

‭2.‬ ‭Modifications to the proposed preliminary plat may be made to bring it into conformance with the County Land‬
‭Use Management & Development Code.‬

‭RECOMMENDATION‬

‭Based on the information presented in this report, application materials submitted and the site review,‬‭the Planning‬
‭Commission may TABLE or may APPROVE the proposed preliminary plat based on the findings above and‬
‭any others the Planning Commission finds.  Should the Planning Commission approve the plat staff‬
‭recommends the approval include the conditions below:‬

‭1.‬ ‭Compliance with review and approval by the County Surveyor, County GIS, County Engineer, Planning &‬
‭Zoning, and Roads Department.‬

‭2.‬ ‭Compliance with Article 5, Regulations of General Applicability, of the Box Elder County Land Use‬
‭Management & Development Code.‬

‭3.‬ ‭Compliance with Chapter 6-1, Subdivisions, of the Box Elder County Land Use Management & Development‬
‭Code.‬

‭4.‬ ‭Compliance with all applicable County, State, and Federal laws regulating the proposed use, including all‬
‭current licenses, permits, etc.‬

‭MODEL MOTIONS‬

‭Approval‬‭– “I move the Planning Commission approve‬‭application number SS24-030, a preliminary plat for the‬
‭Cedar Ridge Subdivision Phase 2, located in unincorporated Box Elder County, and adopting the exhibits,‬
‭conditions and findings of the staff report, and as modified by the conditions below:‬
‭1. List any additional conditions....‬

‭Table‬‭– “I move the Planning Commission table application‬‭number SS24-030, a preliminary plat for the Cedar‬
‭Ridge Subdivision Phase 2, located in unincorporated Box Elder County, to (give date), based on the following‬
‭findings:”‬
‭1.‬ ‭List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…‬

‭Denial‬‭– “I move the Planning Commission deny application‬‭number SS24-030, a preliminary plat for the Cedar‬
‭Ridge Subdivision Phase 2, located in unincorporated Box Elder County based on the following findings:”‬
‭1.‬ ‭List findings for denial…‬

‭Please feel free to contact Marcus Wager at 435-734-3308 with any questions.‬
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‭*The blue line shows the limit of the zone 2 well protection‬
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‭PLANNING COMMISSION‬ ‭Meeting Date: Dec. 19, 2024‬
‭STAFF REPORT‬ ‭Agenda Item #: 7d‬

‭BACKGROUND‬

‭The applicants are requesting preliminary approval of the Thatcher Hills Subdivision‬
‭preliminary plat consisting of three (3) phases located in the Thatcher area of‬
‭unincorporated Box Elder County.  The proposed subdivision is for 27 new lots total,‬
‭averaging 1.06 acres in size each. The proposed lots combined are 28.66 acres in size.‬

‭ANALYSIS‬

‭Land Use Ordinance Standards Review:‬

‭Land Use Management & Development Code 6-1-130 requires the subdivision of‬
‭property receive preliminary approval from the Box Elder County Planning Commission.‬

‭Surrounding Land Use and Zoning:‬
‭Direction‬ ‭Land Use‬ ‭Zoning‬
‭North‬ ‭Agriculture‬ ‭A-20‬
‭South‬ ‭Residential‬ ‭R-1-8‬
‭East‬ ‭Agriculture‬ ‭A-20/Unzoned‬
‭West‬ ‭Rural Residential/Agriculture‬ ‭RR-1, R-1-20‬

‭Access:‬
‭Access will come off of 11600 West and 10400 North for the subdivision as well as new, additional road stubs‬
‭dedicated for future development.‬

‭Utilities‬‭:‬
‭The County has received all utility will-serve letters from the power, gas, and water companies and they are‬
‭satisfactory for this subdivision.  We have also received a feasibility letter from the Bear River Health Department for‬
‭Phase 1.  A geotechnical report has been requested but not yet received.‬

‭Setbacks‬‭:‬
‭All setbacks for the RR-1 zone can be met.  Setbacks will be reviewed and enforced during the building permit‬
‭process.‬

‭County Department Reviews:‬
‭This application is a preliminary subdivision plat application.  All applicable County departments are currently‬
‭reviewing this subdivision – Comments can be provided at the Planning Commission meeting.‬

‭Findings:‬
‭Based on the analysis of the proposed subdivision plat and a survey of surrounding area, staff concludes the‬
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‭following:‬
‭1.‬ ‭With conditions outlined in the recommendation section of the staff report, the preliminary subdivision plat will‬

‭comply with the preliminary subdivision regulations of Box Elder County, after all of the comments are‬
‭satisfied.‬

‭RECOMMENDATION‬

‭Based on the information presented in this report, application materials submitted and the site review,‬‭if the Planning‬
‭Commission APPROVES the preliminary plat‬‭, staff recommends‬‭the following conditions:‬

‭1.‬ ‭Compliance with all County Staff reviews and comments.‬
‭2.‬ ‭Submission to the Box Elder Community Development Office of a geotechnical report for the subject property.‬
‭3.‬ ‭Compliance with Article 5, Regulations of General Applicability, of the Box Elder County Land Use‬

‭Management & Development Code.‬
‭4.‬ ‭Compliance with Chapter 6-1, Subdivisions, of the Box Elder County Land Use Management & Development‬

‭Code.‬
‭5.‬ ‭Compliance with all applicable County, State, and Federal laws regulating the proposed use, including all‬

‭current licenses, permits, etc.‬

‭MODEL MOTIONS‬

‭Approval‬‭– “I move the Planning Commission approve‬‭application number SS24-032, a preliminary plat for the‬
‭Thatcher Hills Subdivision, all phases, located in unincorporated Box Elder County, and adopting the exhibits,‬
‭conditions and findings of the staff report, and as modified by the conditions below:‬
‭1. List any additional conditions....‬

‭Table‬‭– “I move the Planning Commission table application‬‭number SS24-032, a preliminary plat for the Thatcher‬
‭Hills Subdivision, all phases, located in unincorporated Box Elder County, to (give date), based on the following‬
‭findings:”‬
‭1.‬ ‭List reasons for tabling the item, and what is to be accomplished prior to the next meeting date…‬

‭Denial‬‭– “I move the Planning Commission deny application‬‭number SS24-032, a preliminary plat for the‬
‭Thatcher Hills Subdivision, all phases, located in unincorporated Box Elder County based on the following‬
‭findings:”‬
‭1.‬ ‭List findings for denial…‬

‭Please feel free to contact Destin Christiansen at 435-695-2547 with any questions.‬
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‭PLANNING COMMISSION‬ ‭Meeting Date: December 19,‬‭2024‬
‭STAFF REPORT‬ ‭Agenda Item #: 7e‬

‭BACKGROUND‬
‭The applicant is requesting to establish an Agriculture Protection Area on‬
‭674.27 Acres across multiple parcels in the West Corinne area. The parcels‬
‭are as follows:‬
‭03-161-0042: .796 Acres; 03-161-0074: 33.81 Acres;‬

‭03-162-0013: 41.02 Acres;‬

‭03-166-0001: 62.78 Acres; 03-166-0003: 35.62 Acres; 03-166-0004: 25.31‬
‭Acres; 03-166-0014: 38.07 Acres;‬

‭04-071-0004: 118.12 Acres;‬

‭04-072-0035: 18.96 Acres;‬

‭04-075-0006: 90.96 Acres; 04-075-0021: 10.15 Acres; 04-075-0022: 36.23‬
‭Acres; 04-075-0023: 45.99 Acres; 04-075-0027: 28.79 Acres;‬
‭04-075-0028: 4.92 Acres; 04-075-0029: 12.7 Acres;‬

‭04-077-0004: 39.63 Acres; 04-077-0039: 4.02 Acres; 04-077-0052: 26.42‬
‭Acres;‬

‭ANALYSIS‬

‭State Code:‬
‭Utah State Code 17-41 regulates the establishment of Agriculture Protection‬

‭Areas.  According to this code, the Planning Commission shall submit a written report to the County‬
‭Commission regarding the proposal.‬

‭Surrounding Land Use and Zoning:‬

‭Direction‬ ‭Land Use‬ ‭Zoning‬
‭North‬ ‭Agriculture/Rural Residential‬ ‭RR-20‬
‭South‬ ‭Ag/RR/Comm‬ ‭RR-20/MU-160/M-G‬
‭East‬ ‭Ag/RR/Comm‬ ‭RR-20/A-20/M-G‬
‭West‬ ‭Agriculture‬ ‭RR-20‬
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Approval Standards Review:

Utah State Code 17-41-303 outlines the following standards for review for the creation of Agriculture 
Protection Areas.

A.  The effect of the creation of the proposed area on the planning policies and objectives of the 
county;

At this time, the County has nothing in place promoting or restricting the creation of Agriculture 
Protection Areas.  The one aspect of Agriculture Protection Areas that affects county planning is 
that the county cannot change the zoning of or a zoning regulation affecting land within a 
protection area without written approval from all landowners within the protection area that is 
affected by the change.

B. Analyzes and evaluates the proposal by applying the criteria contained in Section 17-41-305;
a. Whether or not the land is currently being used for agriculture production;

State code defines agricultural production as:
Agricultural production means production for commercial purposes of crops, livestock, and
livestock products.  Agricultural production includes the processing or retail marketing of 
any crops, livestock, and livestock products when more than 50% of the processed or 
merchandised products are produced by the farm operator.

It looks as though all parcels with the exception of one are being used for agriculture 
production. Parcel 03-161-0042 appears to be an access lane (image below).

b. Whether or not the land is zoned for agricultural use;
All parcels are zoned RR-20. While this zone allows for general agriculture, it  does not 
allow for agricultural industry.

c. Whether or not the land is viable for agricultural production;
Three of the parcels are less than five acres in size.  Historically 5 acres has been the cutoff
used for agricultural protection areas as well as agricultural subdivisions. According to 
BEC Ordinance 556, Section 2, any area in an agriculture protected area must have 5.5 
continuous acres.

d. The extent and nature of existing or proposed farm improvements; and
All parcels have some sort of feed area, outbuilding, or crop on the property, with some of 
the parcels having a home on the property as well.

e. In the case of an agriculture protection area, anticipated trends in agricultural and 
technological conditions applicable to the use of the land in question.
This is something with which Planning Commissioners familiar with agricultural
production may be more familiar.

C. Recommends any modifications to the land to be included in the proposed agricultural 
protection area;
The Planning Commission must determine if all parcels should be included in the proposed 
agriculture protection area.
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‭D.‬ ‭Analyzes and evaluates any objections to the proposal; and‬
‭Dennis and Celeste Patterson have submitted an objection Letter (attached). It is quite detailed,‬
‭the Planning Commission should review this letter and use it as evidence if the Planning‬
‭Commission so chooses to forward a recommendation of denial.‬

‭E.‬ ‭Includes a recommendation to the applicable legislative body either to accept, accept and‬
‭modify, or reject the proposal.‬
‭This recommendation must come from the Planning Commission to the County Commission.‬
‭Following the Planning Commission motion, staff will prepare a recommendation to the County‬
‭Commission on behalf of the Planning Commission.‬

‭FINDINGS:‬

‭Based on the analysis of the Agricultural Protection Area application request for the creation of an‬
‭Agricultural Protection Area and a survey of the surrounding area, staff concludes the following:‬

‭1.‬ ‭The Utah State Code allows for the creation of an Agriculture Protection Area subject to the above‬
‭review and approval by the County Commission with a recommendation from the Planning‬
‭Commission.‬

‭2.‬ ‭Any future zoning or zoning regulation changes affecting this land would require written approval‬
‭from all landowners within an agriculture protection area.‬

‭RECOMMENDATION‬

‭Based on the information presented in this report, application materials submitted and the site review,‬
‭staff gives the Planning Commission the following three options in the model motions section‬
‭below:‬

‭MODEL MOTIONS‬

‭Approval‬‭– “I move the Planning Commission forward‬‭a recommendation to the County Commission to‬
‭accept the proposal to create Agriculture Protection Area AP24-01 on multiple parcels in the West‬
‭Corinne area in unincorporated Box Elder County.‬

‭Modify‬‭– “I move the Planning Commission forward a‬‭recommendation to the County Commission to‬
‭accept and modify the proposal to create Agriculture Protection Area AP24-01 on multiple parcels in the‬
‭West Corinne area in unincorporated Box Elder County, with the following modifications…‬

‭Denial‬‭– “I move the Planning Commission forward recommendation‬‭to the County Commission to‬
‭reject the proposal to create Agriculture Protection Area AP24-01 on multiple parcels in the West‬
‭Corinne area in unincorporated Box Elder County, based on the following findings:”‬
‭1.‬ ‭List findings for rejection…‬

‭Please feel free to contact Marcus Wager at 435-734-3308 if you have any questions.‬
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