
BRIGHAM CITY PLANNING COMMISSION 
BRIGHAM CITY COUNCIL CHAMBERS 

Tuesday, March 3, 2020 6:00 p.m. 

PRESENT:  Dean Lester  Commissioner- Chair  
Steve Barsuhn Commissioner- Vice Chair 
Scott Mildenhall Commissioner 

   Curtis Hoehn  Commissioner  
Reed Hancey Commissioner    
Holly Bell  Commissioner  
Zachary Roberts Commissioner 
Cindy McConkie Commissioner  

    
 
ALSO PRESENT: Mark Bradley  City Planner  
   Tony Ekins  Associate Planner 

Sarah-Jane Martin Administrative Assistant  
Bruce Parker  Consultant 
Kayla Mauldin Consultant  

   
 

AGENDA 
 
Approval of Minutes 
 
Continuation / Application #19-116 / Amend and Update Title 25 Subdivision / Brigham City 
Corporation 

Public Hearing1 / Application #20-004 / Amend Brigham City Code Title 29 Zoning / Chapter 
29.14 Industrial Districts – Cannabis Production Establishment / Bill Stevens, True North of Utah 

Application #20-005 / Revised Permitted Use Permit / 129 North 1200 West / Bill Stevens, True 
North of Utah 

Application #20-010 / Permitted Use Permit / New Warehouse Distribution Building and Site 
Improvements / 165 South 800 West / Corbet Austin, Storm Products 

Discussion Items: 

A. Application #18-026 / Subdivision Sketch Plan / Renovate Existing Buildings into 
Multiple Family Dwellings / 416 & 452 East 850 South / Bret Langford    

 

B. Application #20-009 / Subdivision Sketch Plan / Revise Glen Hollow Subdivision – 
West of 1100 West Street / 600 South 1100 West / Gene Stephens, American Legacy 
Homes 

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



Commissioner Bell and Lester suggested corrections to the February 
4, 2020 minutes. Commissioner Bell made a motion to approve the 
minutes from the February 4, 2020 meeting as revised. The motion 
was seconded by Commissioner McConkie and passed 
unanimously. 

Continuation / Application #19-116 / Amend and Update Title 25 
Subdivision / Brigham City Corporation 

Mr. Bradley acknowledged the presence of the City planning 
consultants and then displayed the Subdivision Ordinance draft and 
explained: 

1. Updates that have been made from the last meeting include 
specifics with Chapter 25.06 Cluster Subdivision Option. 

2. Reported on secondary irrigation that the City Council adopted 
requirements as part of the Public Works Standards and that the 
type of pipe to be installed is more durable and lasts longer. 

3. He has been reviewing the draft with the City Attorney and 
identified recommended revisions to Chapter 25.13 Appeals. 

4. How recent inquiries regarding cul-de-sacs and the number of 
dwelling units allowed on a cul-de-sac brought to light that the 
effort with the new Chapter 25.14 Public Work Standards for 
Development, Design, & Construction to reference design 
standards directly to the adopted Public Works Standards 
unintentionally excluded some key provisions of current Chapter 
25.11 Design and Construction Standards.  Staff and consultant 
recommend the inclusion of much of the old chapter back into 
Chapter 25.14 where many of those provisions are not detailed 
in the Public Works Standards.  

5. The City Attorney would like to finalize a comprehensive review 
of the recommended draft by the Planning Commission prior to 
City Council and include if necessary any legal updates. 

6. It is recommended that the Planning Commission 
recommendation allows for any minor clean-ups, such as 
formatting, grammar, and code reference.  

Commissioner Lester opened up questions from the commission and 
all members had no questions. 

 Motion: Motion:  Commissioner Bell made a motion on application 
#19-116 to recommend approval to the City Council of the 
amendment and updated to Title 25 Subdivisions in accordance with 
Staff recommendations and subject to: 

1. The City Attorney final review of the recommended update and 
inclusion of any necessary legal changes,  

2. Allowing minor updates regarding final formatting, grammar, and 
code references, 

3. Modifications as discussed in the meeting, which include re-
installing portions of the current code Chapter 25.11 Design and 
Construction Standards into the new Chapter 25.14 Public Works 



Standards for Development, Design, and Construction. (Note: 
The old chapter 25.11 was going to be replaced with reference to 
the adopted Public Works Standards.  However, some of the 
information is not included in the Public Works Standards and 
needs to remain in the subdivision ordinance). 

With the noted Findings of Facts: 

1. The City Council commissioned staff and the Planning 
Commission to proceed with land use code updates to help 
implement and be more consistent with the recent adopted 2017 
General Plan, address compliance with Utah Code, and include 
current and best practices.   

2. Brigham City was awarded the Transportation and Land Use 
Connection matching assistance grant by Wasatch Front 
Regional Council WFRC and went through a selection process 
(Request for Pool Letter of Qualification RPLOQ) to acquire a 
consultant to work with the City and help prepare the update to 
Title 25 Subdivisions. 

3. Per Utah Municipal Code (10-9a-602):  
A. The Planning Commission shall: 

 Review and provide a recommendation to the City Council 
on any proposed ordinance that regulates the subdivision of 
land in the City; 

 Review and make a recommendation to the City Council on 
any proposed ordinance that amends the regulation of the 
subdivision of the land in the City; 

 Provide notice consistent with Section 10-9a-205 (Utah 
Code); and 

 Hold a public hearing on the proposed ordinance before 
making the Planning Commission’s final recommendation to 
the City Council. 

B. The City Council may adopt, modify, revise, or reject an 
ordinance amending the regulation of the subdivision of the 
land the Planning Commission recommends. 

 

Seconded by Commissioner Hancey and passed unanimously.  

Public Hearing1 / Application #20-004 / Amend Brigham City Code Title 
29 Zoning / Chapter 29.14 Industrial Districts – Cannabis Production 
Establishment / Bill Stevens, True North of Utah 

Mr. Ekins gave a history and overview of the zoning amendment 
application for cannabis production. On September 4, 2019, Brigham 
City received a cannabis cultivation application from True North of 
Utah. At that time there was no current city ordinance regulating 
cannabis cultivation or production in either the M-D or M-G zone. 
Ordinance 19-20 was created as a result of the state mandate 
requiring that a municipality provide one manufacturing zone 
allowing cannabis production. This ordinance draft was approved by 
the City Council on November 7, 2019. This changed cannabis 



cultivation and production from the M-D zone to an M-G zone. True 
North is proposing new language in Chapter 29.14 Industrial Districts 
to amend Ordinance 19-20 that would allow existing legal 
nonconforming Cannabis Cultivation Facilities the exception for a 
Cannabis Production Facility and add expansions of greenhouses as 
phase development on the same parcel of land as a permitted use in 
the M-D zone.  

Commissioner Hoehn was unclear if True North changed locations 
or if the zoning changed.  Mr. Ekins explained that neither of those 
things happened, rather the ordinance 19-20 moved cannabis 
production from the M-D zone where True North is located to an M-
G zone.  

Commissioner Bell wanted to know if the application from September 
4, 2019, had been approved before ordinance 19-20 was written.  Mr. 
Ekins explained that the original application was made for cultivation 
and had been accepted, but not approved. Mr. Stevens from True 
North explained that the application was originally made for 
cultivation and they planned to add processing at a later date.  The 
ordinance 19-20 makes it impossible to add the processing to the 
cultivation because the site is in an M-D zone.   

Commissioner Hoehn had a question about where the production 
facility is located on the site plans. Mr. Stevens explained the location 
and uses of the different buildings on the site plan.  

Commissioner Barsuhn clarified that in the original application there 
was not a processing building.  Mr. Stevens confirmed that 
statement. Mr. Stevens went on to explain that at the time of the 
application, the state had not released processing licenses and the 
criteria for them.  By the time those had been released, Brigham City 
had already adopted ordinance 19-20 with the change in zoning 
requirements.  

PUBLIC HEARING 

Motion: Commissioner Roberts made a motion to open the Public 
Hearing1 / Application #20-004 / Amend Brigham City Code Title 29 
Zoning / Chapter 29.14 Industrial Districts – Cannabis Production 
Establishment / Bill Stevens, True North of Utah it was seconded by 
Commissioner Barsuhn and passed unanimously.  

There was no public comment 

Motion: Commissioner Barsuhn made a motion to close Public 
Hearing1 / Application #20-004 / Amend Brigham City Code Title 29 
Zoning / Chapter 29.14 Industrial Districts – Cannabis Production 
Establishment / Bill Stevens, True North of Utah. Seconded by 
Commissioner Bell and passed unanimously.  

Motion: Commissioner Mildenhall made a motion to recommend to 
City Council Application #20-004 / Amend Brigham City Code Title 



29 Zoning / Chapter 29.14 Industrial Districts – Cannabis Production 
Establishment / Bill Stevens, True North of Utah recommend 
approval according to the stipulations and Find of Fact as 
presented. Seconded by Commissioner Bell and passed 
unanimously.  

Application #20-005 / Revised Permitted Use Permit / 129 North 1200 West / Bill 
Stevens, True North of Utah 

Mr. Ekins noted that there was a development agreement for a future road as 
part of the original application #19-093 that is still in effect for this application.  

Maps of the new site plan were displayed.  Changes from the original application 
were noted and explained. There have been improvements to the grading, 
drainage, and circulation. An elevation of the administrative building was 
submitted as well. Mr. Ekins clarified that this application is for cultivation and in 
the future to possibly expand to the production portion if the applicant wishes to.  

Commissioner Mildenhall has a question about air filtration and how it is different 
from the previous application.  

Mr. Stevens explained the different aspects of the system and stated that if more 
was needed it seemed more beneficial to plant trees on the north side of the lot 
where the exhaust is located to create natural filtration rather than more 
mechanical filtration.   

Commissioner Hoehn wondered where the Knox Box would be located in relation 
to the Fire Department. Mr. Stevens said he was open to the recommendation 
from the Fire Department. Mr. Thibault with EHM Engineers added that the south 
side had been identified by Staff for the Knox Box location.  

Commissioner Hoehn also wanted to know if there would access to the 
greenhouses to the general public. Mr. Thibault explained that there was no 
public access to the greenhouses. He showed on the site map where the 
secured areas were located and stated that the only public access was to the 
administrative building and possible future retail building.  

Commissioner Lester clarified that Mr. Stevens had read the recommendations 
from the Staff and had no issues with their comments.  Mr. Thibault spoke on 
behalf of Mr. Stevens and stated they have prepared a revised submittal for Staff 
review and approval. Two items were highlighted. 1) They believe the 18” 
diameter storm drain is sufficient for this phase.  As future phases are completed, 
if they need to upgrade to a larger pipe size diameter they would do so at that 
time. 2) They would like to wait to build a water quality sampling manhole until it 
is necessary as part of the extraction lab, which is part of a future expansion 
plan. 

Mr. Ekins responded that accord to Staff comments, the manhole is not required 
until the production component takes place.  

Commissioner Lester clarified again that if the Planning Commission 
recommended application 20-005 to the City Council, True North would be 
subject to the application and Staff comments as they are now.   



Commissioner Mildenhall had a question regarding the water usage at the facility 
in regards to the spring that runs through the facility and the use of culinary 
water.     

Mr. Thibault explained where the spring is located on the site.  It will be rerouted.  
Culinary water will also be used.  Mr. Stevens explained that the spring doesn’t 
always run year-round.  Their hope is to use culinary as a backup to the spring 
water.  

Motion: Commissioner Barsuhn made a motion to approve Application #20-005 / 
Revised Permitted Use Permit / 129 North 1200 West / Bill Stevens, True North 
of Utah with Staff comments, Findings of Fact, and stipulations with the exception 
of item 11 under the Engineering Department be deferred until the processing 
facility is fabricated. Seconded by Commissioner Bell and approved 
unanimously.  

Application #20-010 / Permitted Use Permit / New Warehouse Distribution 
Building and Site Improvements / 165 South 800 West / Corbet Austin, Storm 
Products  

Mr. Bradley displayed an aerial map of the area and gave a brief 
explanation of the application for the construction of a warehouse 
building. Road access, parking, sidewalk, and landscape were 
discussed. 

Commissioner Mildenhall questioned if the new parking would be 
over the detention basin. Mr. Bradley explained yes, and that the 
detention basin would be underground as part of a storm tech 
system.  

Commissioner Bell questioned the 30% grading on the north side 
access and wondered if they have considered a different approach. 
Mr. Flint explained that there are a few options being discussed.  

Commissioner Roberts asked if a detailed landscaping plan would 
be provided at a later date. He is concerned that one of the trees on 
the site plan is under a power line.  Mr. Bradley stated that had been 
addressed as part of comment # 8 under Community and Economic 
Development Department and that tree placement may need to be 
adjusted.   

 Motion: Commissioner Barsuhn made a motion as the Planning 
Commission acting as the Land Use Authority approve Application 
#20-010 /New Warehouse Distribution Building and Site 
Improvements subject to Staff comments, recommendations and 
subject to the following stipulations:  
 
1. Comply with staff comments and recommendations. 
2. Combine the two parcels in order to address the building location 

and overall parking calculations. This must take place prior to 
the City issuing the building permit. 

3. Approval is subject to compliance with the recorded access 
agreement between Thunderstruck Investments, LLC and 985 



WEST, LLC pertaining to multiple access locations along the 
private driveway jointly used between the two parties (parking lot 
and building openings).  
 

With the noted Findings of Facts: 

1. The land use is a permitted use in the M-D Manufacturing-
Distribution zoning district and consistent with the Brigham City 
General Plan. 

2. A Permitted Use Permit application is the application to file for 
the new warehouse, parking, landscape and site improvements. 

3. 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 working or 
residing in the vicinity, or injurious to property or improvements 
in the vicinity. 

4. The design of the site is consistent with City standards subject 
to compliance with noted staff review comments. 
 

Seconded by Commissioner Roberts and approved unanimously.  

 

DISCUSSION 

Application #18-026 / Subdivision Sketch Plan / Renovate Existing Buildings into 
Multiple Family Dwellings / 416 & 452 East 850 South / Bret Langford   
 

Site plan and map were displayed.  Mr. Bradley gave a brief explanation of the 
application.   

Commissioner Bell wondered if the infrastructure of the existing buildings are 
structurally sound. Mr. Langford stated that they were structural in good shape with 
only water damage from the leaking roofs.  

Commissioner McConkie wondered if the color scheme for the existing buildings 
will match with the buildings that are proposed to be built. Mr. Langford stated the 
old and new buildings would be different color schemes.   

Commissioner Hancey wondered if they were intending these units as apartments 
or sold individually. Mr. Langford stated they are planning on selling them 
individually.  

Commissioner Bell clarified that this would be a subdivision plat with a multifamily 
development.  Mr. Langford stated that was their intention.  

Commissioner Hancey asked if there would be an HOA with regulations for 
maintenance.  Mr. Langford stated there would be.  

Commissioner Lester wanted to know if there was a joint recreation area included 
on the site. Mr. Flint stated that the retention pond would be used as the required 
recreation area.  How that will be used has not been decided yet.  



Commissioner Hancey stated his concern in regards to phase three and the narrow 
space between driveways.  They tend to get trampled, muddy, and not be very 
sightly. Commissioner Roberts was also concerned with the size of plants that 
should be grown in those small strips. 

Commissioner Hoehn was curious if there was only one dumpster on the property, 
as per the site map. Mr. Langford stated there was only one centrally located 
dumpster. 

There was much discussion about the possibilities for more than one dumpster or 
having each homeowner have their own garbage can.  It was decided that this item 
would be discussed in Staff Review for possible options.  

Commissioner Roberts had a concern with the entrance/exit on the east end of 
phase one.  He was concerned about visibility looking west. Mr. Flint explained 
that the trees in that area had been purposefully recessed for that reason. Mr. 
Bradley stated that the placement of the entrance may need to be adjusted or the 
trees recessed further if the line of sight criteria is not met.   

Mr. Langford discussed possible fencing options for individual units with the 
Planning Commission. There was positive feedback from Commissioner Lester 
and Hancey.  Mr. Bradley stated that it would need to be platted accordingly and 
setbacks would need to be met.  

Application #20-009 / Subdivision Sketch Plan / Revise Glen Hollow Subdivision – 
West of 1100 West Street / 600 South 1100 West / Gene Stephens, American Legacy 
Homes  
 

Mr. Bradley gave a brief explanation of the sketch plan and changes being 
considered due to Tom Edwards selling all the property to the applicant.  There 
were several options and considerations.  The number of dwelling units on a cul-
de-sac, a design option of no cul-de-sac and a private loop road around the 
proposed units.  Any change to the plans in this area requires an amendment to 
the approved Glen Hollow preliminary plat and a conditional use permit for 
multiple dwellings. 
 
A zone change in the far west corner of the property was discussed in order to 
achieve the desired overall density on the properties.  There is question is the 
General Plan would need to be updated to accommodate a rezone petition.  There 
is consideration of rerouting the existing sewer line.  Other discussion items 
included guest parking, fire truck turning radius, trash pick-up, water and sewer 
services, and road width. 
 
Multiple different plans were shown and discussed as an alternative option for the 
cul-de-sac.  Legacy Homes mentioned they would like to pursue the rezone of the 
property prior to finalizing their plans for this area. 

 
MOTION TO ADJOURN 

Motion: A motion was made by Commissioner Bell to adjourn. The 
motion was seconded by Commissioner Barsuhn and passed 
unanimously.  



The motion passed unanimously and the meeting was adjourned at 8:20 p.m.  

 

This certifies that the regular meeting minutes of March 3, 2020, is a true and accurate 

copy as approved by the Planning Commission on March 17, 2020.                                        

Signed:                         

      Sarah-Jane Martin, Administrative Assistant 

 


