
 

BRIGHAM CITY PLANNING COMMISSION 
BRIGHAM CITY COUNCIL CHAMBERS 

Tuesday, October 3, 2017 6:00 p.m. 

PRESENT:  Reed Hancey  Chair 
   Eve Jones   Vice-Chair 

Scott Mildenhall  Commissioner   
Steven Barsuhn  Commissioner 

   Brian Owens   Commissioner  
   Bill Frye   Commissioner  

Cindy McConkie  Alternate Commissioner 
    
ALSO PRESENT: Mark Bradley   City Planner  
   Tony Ekins   Associate Planner 
   Christina Boss  Administrative Assistant 
   Susan Snee   Applicant 
   Troy Hartman  Applicant 
   Michael Richards  Property Owner 
   Linda Jensen   Property Owner 
   Connie Bramwell  971 S 800 W Property Owner 
   Greg Larsen   Applicant 
   Jared Nielson  Applicant 
    
EXCUSED:  Dean Lester   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 
 
Application #17-059 / Conditional Use Permit – Social Services Buildings (Foster Care 

and Residential Youth Treatment Center) / 971 South 800 West / Susan 
Snee, Rite of Passage – Utah 

Application #17-064 / Permitted Use Permit – Skilled Nursing and Memory Care Facility / 
1010 South Medical Drive / Greg Larsen, Brigham Commercial Properties, 
LLC 

Discussion - Conditional Use Permits 

 
REGULAR MEETING 
 
Regular session was opened at 6:00 p.m. by Reed Hancey and the Pledge of Allegiance 
was recited. 
 
APPROVAL OF MINUTES 
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Commissioner Jones stated that corrections need to be made to Mr. 
Nielson’s name on Lines 68 and 87 of the September 19, 2017 
minutes.  

Commissioner Frye made a motion to approve the minutes from the 
September 19, 2017 meeting with corrections.  The motion was 
seconded by Commissioner Barsuhn and passed unanimously. 

PUBLIC COMMENT There was no public comment. 

Application #17-059 / Conditional Use Permit – Social Services Buildings (Foster Care 
and Residential Youth Treatment Center) / 971 South 800 West / Susan 
Snee, Rite of Passage – Utah 

Mr. Bradley stated that this application is for a combination of uses including an office, a 
youth group home for residential treatment and a school facility. The Rite of Passage 
receives State funding but is not a State facility. The Planning Commission will determine 
if the use meets the nature of a social services building. Mr. Bradley stated that when a 
conditional use meets the criteria, the use must be allowed as long as potential impacts 
can be mitigated.   A youth treatment center on its own would not be permitted in this 
zone and would have required a re-zone to General Commercial. Notices were sent to 
the adjacent property owners. 
 
Mr. Bradley displayed the site and surrounding area on the screen and pointed out two 
residential homes to the north and the Bear River Health Department across the street. 
Behind the property is the Price residence. The general plan shows the area as medical 
office and is zoned R-M-7. Brigham City Community Hospital and Maple Springs have 
been re-zoned to General Commercial.  
 
Ms. Snee and Mr. Hartman came to the table. Mr. Hartman stated that the school will be 
where the living room area is. There will be a smart board installed on the wall. Teachers 
are provided through Dale Young Community High School.  
 
Ms. Snee read several reference letters from existing neighbors into the record: 
 
 From New Hope Crisis Center –  
 

To Whom It May Concern: I am writing of behalf of Youth Track (now Rite 
of Passage) who have been neighboring agencies of ours for years. We 
have never had any concerns or issues with having this agency next to ours. 
In fact, the opposite is true. They have always been polite and helpful to us. 
Every snow storm, the staff and boys are clearing our walks and driveways. 
Any time we have reached out for help to move furniture or anything else, 
they have been willing to assist us. We will miss them. They have been 
great neighbors. Please call if you have any further questions.  
 
From Dale Young Community High School –  
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To Whom It May Concern: We are writing in support of the move that Rite 
of Passage would like to make to 871 South 800 West (address was 
verbally corrected to 971 South 800 West) for their youth in custody 
program. We have been providing the schooling for many years for the 
enrolled students in their program and have had a very positive experience 
in working with their staff and company. They do a great job working with 
the boys and providing the needed treatment and support to help 
rehabilitate these young men. Rite of Passage, formerly Youth Track, has 
had a very good track record in ensuring the safety and welfare of both the 
general public and their boys by the precautions and procedures that they 
follow.  We feel that this is a much safer situation to have the boys in a well-
run facility in getting needed treatment than out of custody without the 
support that they need. We have met with them and toured the proposed 
facility and feel that it would work very well to meet the needs for running 
their program and I feel that there would not be a concern for the neighbors 
or businesses.   
 

Commissioner Hancey invited neighboring residents to speak.  
 
Mr. Richards and Ms. Jensen came to the table. Mr. Richards stated that he met with the 
Applicant to address some concerns. One of his major concerns is that the facility will 
become a troubled youth center and the neighboring properties will lose their value. He 
would like to know that Rite of Passage cannot change their charter.  
 
Ms. Jensen stated that a few years ago when Catalyst began, they had 20 kids. She 
stated that they now have 50 kids. Her concern is that Rite of Passage may do the same 
thing. She would like to see restrictions prohibiting growth. She is also concerned that the 
property has minimal parking and parking is not allowed on the streets in the winter time. 
She mentioned the location of the Health Department and the fact that Rite of Passage 
kids will see shackled inmates going in to that facility for drug rehabilitation. She questions 
the environment.  
 
Ms. Bramwell, the owner of 971 South 800 West, came to the table and stated that there 
is a mental health facility to the east of the property and the Health Department across 
the street. She does not understand how Rite of Passage would be detrimental to the 
area or cause concern for the neighbors.  
 
Ms. Snee and Mr. Hartman came back to the table. They stated that Medicaid will not 
allow a residential center to have more than 16 children within a 50-mile radius of the 
company.  Ms. Snee reassured the Commissioners that their charter will not allow them 
to change the type of facility. She stated that they will only serve male youth. They 
currently have 6 young men and will be licensed for 10. She stated that the Department 
of Human Services is not currently placing youth at their level of care. Rite of Passage is 
at the lowest level and there is not a lot of movement. The children placed in their facility 
are court ordered and are already in State custody. There is one staff for every four boys. 
Staff works 8 hour shifts, 24 hours per day.  
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The bedroom doors are locked during the day so that the boys cannot get back into their 
rooms. They are always within staff’s sight and their bedroom doors are left open at night. 
The boys are not allowed to leave on their own and the facility has not had any instances 
of runaways. Outings are well staffed. The south side, Entrance 1, will be used by 
residents and the north side, Entrance 2, is the office entrance. 
 
Rite of Passage is considering putting cameras in the boy’s rooms and would consider 
putting an alarm system on the windows. They will put an obscure covering on the 
bedroom windows. They will have one van for transportation and the current parking will 
accommodate their staff. The parking stalls will be restriped and there will be no lighting 
added in the parking lot.  They would be willing to put in a privacy fence on the north side 
where there is currently a split rail fence. Mr. Richards does not feel that a privacy fence 
is necessary as long as the rose bushes remain wide and are not trimmed to the property 
line. Commissioner Jones suggested fencing between the facility and the horse pasture 
to the east where there is currently a farm fence. Mr. Hartman stated that he spoke to the 
owner and his concern was that the boys do not feed the horses. Mr. Bradley advised the 
Planning Commission that they can add items to the motion to mitigate the concerns. 
 

Motion: Commissioner Mildenhall made a motion that the Planning 
Commission, acting as the land use authority, approve Application #17-059 
with the Staff comments and Stipulations, subject to maintaining or modifying 
a privacy fence that is satisfactory to the neighbors on the north and  east sides 
of the facility, subject to obscure window coverings being placed on the north 
facing windows, subject to installing alarms on the windows, subject to the facility 
remaining as a similar use and that the Commission’s approval is based on 
the condition that the business remain a similar use, and with the Findings 
of Fact that: 1) The Rite of Passage-Utah clients are solely referred to them 
from The Department of Human Services (DJJS and DCFS); 2) Monies to 
operate the programs are paid directly from DHS agencies; 3) All clients are 
in the State’s custody; 4) The facility differs from other youth facilities in that 
they do not service private clients nor do they accept private monies for 
services; 5) The existing building is a commercial building set up for both 
office and housing; 6) There are other social services buildings in this zoning 
district and are located within a close proximity of each other; 7) A courtesy 
notice was sent to adjacent property owners within 300 feet of the subject 
application parcel; 8) Per Utah Code, “a conditional use shall be approved 
if reasonable conditions are proposed, or can be imposed, to mitigate the 
reasonably anticipated detrimental effects of the proposed use in 
accordance with applicable standards.” Section 10-9a-507(2)(a); 9) Such 
use with the noted conditions and stipulations should not under the 
circumstances of the particular case, be detrimental to the health, safety, or 
general welfare of persons residing in the vicinity, or injurious to property or 
improvements in the vicinity; and 10) Any additional/applicable findings as 
determined by the Planning Commission based upon City Code Section 
29.06.070.  
 
The motion was seconded by Commissioner Jones and passed 
unanimously. 
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Application #17-064 / Permitted Use Permit – Skilled Nursing and Memory Care Facility / 

1010 South Medical Drive / Greg Larsen, Brigham Commercial Properties, 
LLC 

Mr. Bradley displayed the site on the screen and stated that this application is part of the 
Maple Springs site and that the Applicant recently went before the City Council to amend 
the plat to combine Lots 1 and 2. The property is zoned General Commercial and is 
adjacent to an R-M-7 area. The Applicant is complying with the setback requirements. 
Retaining walls will be installed with a wrought iron security fence on top. Mr. Bradley 
stated that the building square footage is incorrect as maximum lot coverage cannot be 
more than 50% of the lot size.  
 
The skilled nursing will be on the west side and the memory care will be on the east side. 
The parking lot access is required to be 24 feet wide and parking isle drives are required 
to be 22 feet wide. The Applicant will be moving the poles for the Porte Cochere out of 
the easement. The drive approach will be shifted so that the oxygen/dumpster pad 
remains on the Applicant’s property. This will create an offset with the drive approach into 
the parking lot but the road coming into the subdivision is a private road and there will not 
be a need for traffic to cross over. Stormwater retention will be in storm tech underground 
tanks. Mr. Bradley distributed the Engineering comments to the Planning Commission as 
they were not included in the packets. The Engineer’s comments were previously emailed 
to the Applicant. 
 
Mr. Larsen and Mr. Nielson came to the table. Mr. Larsen stated that by adding the skilled 
nursing and memory care facilities Maple Springs will be known as a continuing care 
retirement community. The skilled nursing also includes short term rehabilitation.  
 
The Applicants have reviewed Staff Comments and are in agreement. Mr. Nielson stated 
that the dumpster/oxygen pad will be walled on the garbage and road sides.  The wall will 
be 8 feet high and the oxygen tank will be12-13 feet high. The surrounding area will be 
landscaped. In reference to the driveway alignment in the City Engineer’s comment #4, 
the Applicants anticipate minimal cross traffic and because it is a private driveway and 
there is no thru traffic they are not concerned. The Commissioners do not see it as an 
issue due to the speed in the area and the infrequent cross traffic.  
 
Commissioner Hancey asked about additional parking for special occasions. He 
suggested the Applicant get permission to use Alpine’s lot for traffic overflow for those 
occasions. Alpine’s business operates weekdays 9 a.m. to 5 p.m.   
 

Motion: Commissioner Jones made a motion that the Planning 
Commission, acting as the land use authority, approve Application #17-
064 with the Staff comments and Stipulations, with the exception of #4 
from the City Engineer’s memorandum dated September 29, 2017, and 
with Findings of Fact that: 1) The proposed facility is a permitted use within 
the General Commercial District; 2) The facility fits within the General Plan 
land use designation of Office/Medical; 3) There is a 15 foot building 
setback to the north (including northwesterly and northeasterly) property 
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lines and a 20 foot building setback along the east property line due to the 
adjacent R-M-7 zoning district; 4) Upon recordation of the amended plat, 
the two lots will be combined as one lot allowing for a building structure to 
extend across the old property line onto both parcels; and 5) 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.  

 
The motion was seconded by Commissioner Owens and passed 
unanimously. 

 
 
DISCUSSION: 
 
The conditional use permit discussion was postponed until the next meeting.  The 
Commissioners agreed to wait until there are action items on the agenda to proceed with 
the discussion.  
 
Mr. Bradley stated that several applications have come in but will not come before the 
Planning Commission as they can be handled administratively.  
 
The North Forty Applicant told Mr. Bradley that they will forego the cul-de-sac in favor of 
a connecting road.  
 
MOTION TO ADJOURN 

Motion: A motion was made by Commissioner Barsuhn to adjourn, 
seconded by Commissioner Jones and unanimously carried. The 
meeting was adjourned at 7:26 p.m.   

This certifies that the regular meeting minutes of October 3, 2017 are a true and 

accurate copy as approved by the Planning Commission on November 7, 2017. 

Signed:                         

      Christina Boss, Administrative Assistant 


