
 

BRIGHAM CITY PLANNING COMMISSION 
BRIGHAM CITY COUNCIL CHAMBERS 

Tuesday, April 19, 2016 6:00 p.m. 

PRESENT:  Eve Jones  Chairperson 
Debbie Manning Vice Chair  

   Larry Jensen  Commissioner  
   Reed Hancey  Commissioner 

Bill Frye  Commissioner    
Scott Mildenhall Commissioner  
Dean Lester  Commissioner  

    
ALSO PRESENT: Mark Bradley  City Planner  

Christina Boss Administrative Assistant  
Jim McRea   
Mark Walker 
Juliana Larsen 
Cody Illum  Applicant 
Kevin Noorda Applicant 
Don Robinson  Applicant’s Representative 
Mike Jensen  Applicant’s Representative 

 
EXCUSED:  Steven Barsuhn Alternate Commissioner 
   
 

AGENDA 
 
Approval of Minutes 
 
Public Comment (Per Utah Code, will receive input only, no decision can be made) for 

items not listed on the agenda.   
  
Public Hearing / Application # 3704 / Change of Zone from A-1 (Agricultural), A-5 
(Agricultural), and M-G (General Industrial) to all M-G (General Industrial) on 
approximately 320 acres / Located between I-15 and 2600 West Street and between 
Highway 13 and 800 North Street including some areas that extend beyond 2600 West 
Street / Reeder Ranch LLC 

Application #3700 / Building Elevation and Landscape Plan / Box Elder County Sheriff 
Storage Building / 52 South 1000 West / Box Elder County 

Continuation / Application # 3695 / Permitted Use Permit – Design Review / Leo’s Auto 
Service / 1540 W. Forest Street / Kevin and Chad Noorda  

Discussion 

REGULAR MEETING 
 
Regular session opened at 6:00 p.m. by Eve Jones and the Pledge of Allegiance was 
recited. 
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APPROVAL OF MINUTES 

Commissioner Jensen made a motion to approve the minutes from 
the April 5, 2016 meeting as written. The motion was seconded by 
Commissioner Frye and passed unanimously. 

PUBLIC COMMENT There was no public comment. 

Public Hearing / Application # 3704 / Change of Zone from A-1 (Agricultural), A-5 
(Agricultural), and M-G (General Industrial) to all M-G (General Industrial) on 
approximately 320 acres / Located between I-15 and 2600 West Street and 
between Highway 13 and 800 North Street including some areas that extend 
beyond 2600 West Street / Reeder Ranch LLC 

Mr. Bradley presented the rezone application stating that the property was annexed into 
the City in 2012 and consists of the Reeder Ranch which is bound by I-15 on the east 
and 2600 West Street on the west with a few areas where the property extends beyond 
2600 West Street. The north and south boundaries are Highway 13 and 800 North Street. 
When the property was annexed, it was assigned zoning districts. The southern property 
was zoned M-G. The property with houses and farmland retained an A-1 zoning and the 
remainder of the property is zoned A-5. The Applicant is pursuing industrial users to 
develop portions of property and will retain the right to farm the property. Mr. Bradley 
stated that the zone change request is consistent with the General Plan and the rezoning 
would be for any new uses. Staff recommends approval of rezoning because it is 
consistent with the General Plan.  The Applicants declined to come forward stating that 
Mr. Bradley presented their position.  
 

 Motion: Commissioner Jensen made a motion to open the public hearing. The 
motion was seconded by Commissioner Hancey and approved unanimously. 

Jim McRea came to the table stating that he represents McRea Farms, the adjacent 
property to Reeder Ranch. McRea Farms has been used for continuous farming for the 
last 80 years. His biggest concern is that the M-G zoning is the most permissive use. He 
presented photos of the area with views from the north and the south showing landscape 
with wetlands including a waterway which is a major feed into the bird refuge. He would 
like the Planning Commission to make a recommendation that there be a buffer zone put 
in place to protect the residents and wetlands.  

Mark Walker came to the table representing the property across Highway 13.  He supports 
the rezoning but would like to suggest that the Reeder Ranch property owners work 
closely with adjacent property owners interested in the commercial development process.  

Juliana Larsen came to the table and stated that her concern lies with the notification to 
property owners as to where the utilities will come from to feed future development. She 
feels the property owners should have this information in advance of development.  She 
is not an adjacent property owner but does have property close to the Reeder Ranch 
property. 
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 Motion: Commissioner Manning made a motion to close the public hearing. 
The motion was seconded by Commissioner Lester and approved 
unanimously. 

Commissioner Jensen stated that the Planning Commission is bound if the zoning request 
is consistent with the General Plan. He stated that the time for input on zoning is when 
the General Plan is being changed and that the items brought up by adjacent property 
owners are tied to use, not zoning. Commissioner Hancey asked if there are restrictions 
and guidelines with the M-G classification. Mr. Bradley explained that City Code Title 
29.14 has a list of uses allowed but that generally, industrial districts have less standards 
than general commercial districts. Items such as roadway improvement, curb and gutter, 
and wastewater management is addressed as part of a permitted use permit application.   

Motion: Commissioner Jensen made a motion to forward Application #3704 to 
the City Council, who is the land use authority, with a recommendation for 
approval. The motion was seconded by Commissioner Hancey. The motion 
passes by vote as follows: Commissioner Jones, aye; Commissioner Manning, 
aye; Commissioner Jensen, aye; Commissioner Hancey, aye; Commissioner 
Frey, aye; Commissioner Mildenhall, aye; and Commissioner Lester, no. 

Commissioner Jones stated that interested parties can go before the City Council to plead 
their case. The General Plan is currently being amended and there are open house 
meetings to get input from the public. Commissioners Lester and Jensen stated that any 
applicants are bound by the General Plan and the rules in place at the time application is 
submitted.  

Application #3700 / Building Elevation and Landscape Plan / Box Elder County 
Sheriff Storage Building / 52 South 1000 West / Box Elder County 

Mr. Bradley presented a revised building elevation and landscape plan showing the rear 
of the building with vertical and horizontal metal panels, horizontal striping and trees.  

Cody Illum approached the table and stated he does not have metal panel materials to 
show the Commission because the job has not yet been awarded. He added that shrubs 
and flowers will be included and the landscape will be consistent with what is currently on 
the compound. Mr. Bradley previously provided the Applicant with a list of approved trees. 
Mr. Illum stated that an irrigation system will be installed. 

 Motion: Commissioner Lester made a motion on Application #3700 to accept 
the revised elevation and landscape plan shown on April 19, 2016 with the 
recommendations and findings of fact associated with the original application, 
that: 1) Such use with noted conditions and compliance should not under the 
circumstances of the particular case, be detrimental to the health, safety, or 
general welfare of persons residing or working in the vicinity, or injurious to 
property or improvements in the vicinity; 2) The design of the site will be 
consistent with City standards subject to compliance with noted staff review 
comments and Planning Commission stipulations; 3) The land use is a 
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permitted accessory use in the M-D zoning district; and 4) Such use is in 
compliance with the Brigham City General Plan.   

The motion was seconded by Commissioner Manning.   
 

The motion passed unanimously. 
 

Continuation / Application # 3695 / Permitted Use Permit – Design Review / Leo’s 
Auto Service / 1540 W. Forest Street / Kevin and Chad Noorda 

Mr. Bradley came forward and stated that the Applicant and the State Office of the 
Ombudsman had a mediation with the City on March 28, 2016. The findings were that the 
application needed to obtain an action. Staff has reviewed the application again and 
provided more detail on the recommendation to the Planning Commission.  Staff is in 
support of a development agreement with a deferral for the improvement of 1550 West 
Street. Staff is willing to accept a 60 foot right of way instead of the usual 66 feet due to 
the existence of other north/south roadways in the area. The proposed parking stalls 
facing east will need to be relocated with the requirement of a second access, the east 
access ultimately being 1550 West Street. The total parking stalls required will be 16 
including the handicapped stall.  

Mr. Robinson stated that the Applicant will be seeking legal counsel regarding the 
development of 1550 West Street. Commissioner Lester suggested the application be 
continued until the roadway issue has been resolved.  

Commissioner Hancey made a disclosure that the Applicant is his son in law’s brother 
and stated that he would remain fair and impartial. With that said, he suggested that the 
Applicant’s other issues be resolved and the roadway issue be continued. Mr. Bradley 
explained that the State Office of the Ombudsman cannot provide an advisory opinion 
regarding the road without a land use decision from the City.  The development 
agreement with the deferral would be part of the Planning Commission’s approval and 
then sent to the City Council.  

The Applicant agreed to comply with the Fire Department’s recommendation to move the 
six parking stalls to the north.  Mr. Noorda stated that any customer cars parked in the 
rear of the building will be there short term. Mr. Robinson stated that the rear area will be 
a pervious surface; gravel or slag.  Staff will park in the rear and customers will park in 
the front.  Mr. Noorda’s business currently averages thirty (30) cars a day including staff, 
customers and vendors. Traffic will enter the property from the west entrance because it 
will be paved. 

Commissioner Manning questioned the location of the dumpster enclosure. Mr. Robinson 
stated it would be near the northwest corner of building.  

Commissioner Jensen requested that the Applicant provide details regarding building 
materials, landscape, signs and how the plan meets the requirements of the West Forest 
Street Overlay. Mr. Robinson stated that the landscape will be dry scape with trees and 
shrubs with a drip system irrigation. The sidewalk is already there. Mr. Robinson pointed 
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out that Leo’s will retain their own water on the site due to the fact that the property slopes 
to the north where the retention basin will be. Mr. Robinson presented a building exterior 
sample.  The building will be a standard steel construction building with an insulated metal 
panel exterior.  There will be a wainscot façade on the lower portion of the building. Mr. 
Robinson stated that the façade material may or may not be round rock as shown in the 
plan. Regulations state the majority of the exterior surface can be brick, sandstone, 
stucco, masonry, flagstone or wood.   

Commissioner Jensen suggested that Applicant needs to provide more specificity in 
regards to the landscape materials and that they will have to coordinate the electric with 
the Power Department and provide easements for utilities.  Mr. Robinson stated that there 
had been a subsequent Staff review comment to provide an easement for switch gear 
which will feed the Love’s Travel Plaza. The Applicant does not agree with providing that 
easement. 

Kevin Noorda stated that the does not agree with what the City is recommending and 
feels it is unfair that he would be providing a need for someone else. He stated he was 
told that there was an easement but later found out that there is no easement. He changed 
the original location of the building which was going to be on the east end of his property 
to accommodate 1550 West Street.  He stated he will offer an easement to the City so 
that the road can be built. He is concerned that if the development of the road is deferred 
and he sells the property in the future, the cost of developing the road will increase with 
time. He wants to know how much he is legally responsible for.  He stated that the State 
Office of the Ombudsman is willing to do a legal analysis. However, that process will take 
two months.  Mr. Noorda wants to move the process along so that his development is not 
further delayed.  

Commissioner Jensen clarified that the Applicant wants the Planning Commission to 
recommend that a development agreement be put in place or recommend a deferral for 
the development agreement.   

Commissioner Mildenhall asked about the short term plan for the intersection. Mr. Bradley 
stated there will be a stop sign initially and when warranted, a traffic light.  

  
Motion: Commissioner Manning made a motion that the Planning Commission 
approve Application #3695 acting as the land use authority subject to Staff 
recommendations as stated and subject to: the Applicant providing a more 
detailed landscape plan; moving six (6) parking stalls to the north to allow the 
Fire Department east and west access; Applicant’s detailed design of building 
and materials as shown on the revised elevation plans and using the insulated 
metal panel exterior as presented.  The Planning Commission will move forward 
with a development agreement to: defer a portion of roadway dedication and 
improvements to a future time to install curb, gutter, sidewalk and half width of 
future 1550 West Street roadway; install water, sewer, electrical and storm water 
in future 1550 West Street only if the Applicant develops the north portion of their 
property requiring utilities from 1550 West Street or if property is subdivided 
requiring utilities to be serviced from 1550 West Street; identify timing and/or 
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action that would require said improvements in any development of north portion, 
east adjacent portion or north adjacent property if such development requires 
access;  and move the six (6) parking stalls to another location as shown on plan 
for future. Subject to the Findings of Fact that 1) Such use with noted conditions 
and compliance should not under the circumstances of the particular case, be 
detrimental to the health, safety, or general welfare of persons residing or 
working in the vicinity, or injurious to property or improvements in the vicinity; 2) 
The design of the site is consistent with City standards subject to compliance 
with noted Staff review comments; 3) The land use is a permitted use in the M-D 
zoning district and allowed within the West Forest Street Overlay Corridor; 4) 
Such use is in compliance with the Brigham City General Plan; 5) Land 
development shall be consistent with the General Plan (City Code 29.01.070); 6) 
There are required improvements associated with developing land in Brigham 
City and roadway improvements with land adjacent to streets (City Code 
Sections 29.01.150, 29.05.160, and 29.06.050; 7) The use of development 
agreements is an allowed and recognized tool by Utah Code for municipal land 
use development (Utah Code Section 10-9a-102); and 8) Due to the location of 
the site, a master planned roadway intersection that will at some point when 
merited have a traffic light to control vehicle movement, will require the primary 
access for the Leo’s Auto Repair to ultimately be from the future 1550 West 
Street. 
 
The Motion was seconded by Commissioner Lester. 
 
The motion passed unanimously.  
 

DISCUSSION 

MOTION TO ADJOURN 

Motion: A motion was made by Commissioner Manning to adjourn.   

The motion was seconded by Commissioner Mildenhall.   

The motion passed unanimously and the meeting was adjourned at    
7:42 p.m.  

This certifies that the regular meeting minutes of April 19, 2016 are a true and accurate 

copy as approved by the Planning Commission on May 3, 2016. 

Signed:                         

      Christina Boss, Administrative Assistant 


