
 

NOTICE AND AGENDA 
BRIGHAM CITY PLANNING COMMISSION 

 

Tuesday, March 03, 2026, 6:00 PM 
City Council Chambers, 20 North Main 

 

 
6:00 Pledge of Allegiance  
 
6:02 Approval of Minutes 
 
6:05 Public Hearing 1 / Application #26-016 / Amend Brigham City General Plan Future Land Use 

Map / Change land use designation from Office/Light Industrial to Low Density Residential and 
Medium Density Residential on approximately 74 acres / Located between SR-13 and 1500 
North and between 1000 West and the Union Pacific Railroad / Clark Conway, Steward Land 
Pursuit 

 
6:25 Application #26-018 / Submission of Development Plan and Schedule Per Utah Code 10-20-304 

/ Discovery Elementary Addition / 820 North 500 West / Box Elder School District 
 
 
 
 
 
 
 
 
 
 
1 Each individual is limited to 3 minutes.   
 
________________________________________________ 
 
 

In compliance with the Americans with Disabilities Act, persons needing auxiliary communicative aids or services 
for this meeting should contact Destry Larsen (435-734-6604) at least 48-hours in advance of the meeting.    
 

CERTIFICATE OF POSTING 
The above notice and agenda were posted in three places within Brigham City Limits. A copy was also provided to 
the Box Elder News Journal and posted on the City Website and the State Public Meeting Notice website on 
February 19, 2026 



 
BRIGHAM CITY, UTAH 

PLANNING COMMISSION 
STAFF EVALUATION 

 
______________________________________________________________________ 

 
APPLICANT: Clark Conway, Steward Land Pursuit APPLICATION NO.: 26-016 
PROPERTY OWNERS: Reeder J Max TTEE ETAL,  AREA: ~ 74 acres 
Astle William Benson TTEE   LAND USE: Office / Light  
PROPERTY SITE:  SR-13 and 1000 West          Industrial  
PARCEL NO: 03-076-0002, 03-076-0023, 03-076-0024,  DATE: February 26, 2026 
03-079-0005, 03-079-0006, 03-079-0007, 03-079-0008,  
03-079-0016  
______________________________________________________________________ 
 
PLANNING COMMISSION MEETING:   March 3, 2026 
APPLICATION TYPE:     Legislative  
PLANNING COMMISSION ROLE:  Recommending Body to City Council 
 
NATURE OF REQUEST:  
Amend General Plan Future Land Use Map – Change land use designation from 
Office/Light Industrial to Low Density Residential and Medium Density Residential 
 
OVERVIEW:  
An application was filed to amend the Brigham City General Plan Future Land Use Map 
from Office/Light Industrial to Low Density Residential and Medium Density Residential in 
preparation to file an annexation petition. The subject land is currently in unincorporated 
Box Elder County and located within the Brigham City Annexation Area, with a portion of 
the land presently abutting Brigham City limits. The applicant would like to change the 
proposed land use to accommodate additional housing and provide for a mix of 
townhomes, R-1-6, R-1-8, and R-1-10 single family lots (see attached application and 
concept plan). Brigham City zoning districts are assigned to the land with annexation and 
must be consistent with the General Plan Future Land Use designation. 
 
The land is located between SR-13 and 1500 North (Wilson Lane) and between 1000 
West and the railroad tracks. The applicant is proposing the south third portion of the land 
area to be designated as Medium Density Residential for townhomes and R-1-6 single 
family lots, and the remaining portion designated as Low Density Residential for R-1-8 
and R-1-10 single family lots. 
 
The current General Plan Future Land Use Map identifies properties north of SR-13 and 
west of the railroad tracks for Office/Light Industrial. There are pros and cons with the 
petition. There is a need for additional housing locations in the community. This land 
provides a nice large area for housing, yet the property to a certain degree is isolated 
from other residential neighborhoods with limited access. The land is also situated 
between the railroad tracks and existing industrial and future industrial properties on the 
west side of 1000 West Street. The railroad tracks create a barrier and buffer between 
uses. 
 
The Planning Commission will hold the required public hearing on March 17, 2026, and 
then make a recommendation to the City Council for their consideration regarding the 
proposed General Plan Amendment.   
 



 
STAFF COMMENTS: 
 
Community and Economic Development Department: 

1. As noted in the above Overview section, there are pros and cons with the petition. 
There is a need for additional housing locations in the community. This land 
provides a nice large area for housing, yet the property to a certain degree is 
isolated from other residential neighborhoods with limited access. The land is also 
situated between the railroad tracks and existing industrial and future industrial 
properties on the west side of 1000 West Street. The railroad tracks create a 
barrier and buffer between land uses. 

2. Based on the amount of industrial designation within the Brigham City Annexation 
Area, our department can support the transition between residential and industrial 
be shifted west from the railroad to 1000 West with the following considerations 
when the property is developed: 
A. Inclusion of a public park. 
B. Pedestrian improvements along 1500 North Street and SR-13 (under railroad 

bridge) to connect neighborhoods. 
C. Proper fencing along the railroad right-of-way to prohibit pedestrian crossing. 
D. Transition along 1000 West.  Concept plan shows homes backing up against 

1000 West.  This would require proper screening (fencing/walls) and some 
form of maintained landscape between the sidewalk and street curb.  

3. Support the concept with a variation of housing options and lot sizes.  
 
Engineering Department: 

GENERAL LAND USE  
1. Our office supports the proposed rezone from Office/Light Industrial to a Low and 

Medium Density Residential zoning.  
GENERAL COMMENTS REGARDING A FUTURE CONCEPT PLAN  

Below are general comments our office has provided to assist in your development of 
the future concept plan. Our office will conduct a full review of the concept plan when 
it is provided.  
2. The 1500 N. roadway and at-grade railroad crossing will need to be analyzed for 

the proposed new zoning.  
3. We support the location of the park in the higher density zoning but also 

understand that it may fit more appropriately near the northeast corner of the 
development to help address grade changes that exist near the railroad crossing.  

4. Please note for future phasing that a development cannot exceed 30 housing 
units unless it has 2 or more access roadways.  

5. In our discussions with Public Works, it is preferred that the sewer system be 
gravity fed to the west along 1500 N before heading south across SR-13 to an 
existing lift station located in Watery Lane. The City may be willing to work in 
conjunction with the Developer in design, construction, and cost of these 
improvements.  

6. A 12” culinary water main exists in 1000 W. and an 8” culinary water main exists 
in 1500 N. that the development can connect to.  

7. Storm drain infrastructure exists on the North and South side of SR-13. If the 
developer elects to detain their storm water, they may connect to this system with 
a controlled outflow of 0.1 cfs per acre.  

8. A detention or retention pond will be required on this development.  
 
Fire Department: 

1. No concerns and supports. 
 



 
Police Department: 

1. No comments 
 
Public Power Department: 

1. No concerns.   
2. Developer needs to understand power will come from the North from 1500 N to 

SR-13.  
 
Public Works Department: 
(Culinary Water, Street, and Wastewater Treatment/ Storm Drain Divisions) 

1. No comments on land use. 
2. Discuss possible sewer installation from North 40 lift station to Nucor lift station. 
3. There are existing irrigation lines in the area, flows would need to be conveyed 

through development. 
______________________________________________________________________ 
 
PLANNING COMMISSION RESPONSIBILITY: 

1. The Planning Commission holds the required public hearing. 
2. The Planning Commission considers the application and determines whether the 

amendment to the future land use map is in the best interest of the community, 
whether the use should remain as designated or if a change is appropriate, and 
impacts versus benefits. 

3. The Planning Commission is the recommending body to the City Council for this 
application. 

4. The Planning Commission may recommend approval, disapproval, or request 
additional information to make a recommendation to the City Council. 

 
STAFF RECOMMENDATIONS: 

1. Support the proposed General Plan Amendment to change the land use 
designation of the subject properties from Agriculture to Office/Light Industrial on 
the General Plan Land Use Map 
 

STIPULATIONS: 
1. N/A 

 
FINDINGS OF FACT: 

1. An application was filed to amend the Brigham City General Plan Future Land Use 
Map from Office/Light Industrial to Low Density Residential and Medium Density 
Residential in preparation to file an annexation petition.  

2. Brigham City will consider General Plan Amendments with the filing of an 
application and through the public hearing process as established by Utah Code 
and Brigham City Policy. 

3. The subject land is currently in unincorporated Box Elder County and located 
within the Brigham City Annexation Area, with a portion of the land presently 
abutting Brigham City limits.  

4. The applicant would like to change the proposed land use to accommodate 
additional housing and provide for a mix of townhomes, R-1-6, R-1-8, and R-1-10 
single family lots (see attached application and concept plan). Brigham City 
zoning districts are assigned to the land with annexation and must be consistent 
with the General Plan Future Land Use designation. 

5. There are pros and cons associated with this application. There is a demand for 
housing locations, and this land could provide that need. The location creates 
challenges with connectivity to other residential neighborhoods and the 



community due to the railroad tracks and SR-13. Existing industrial uses are 
established on the west side of 1000 West Street. 

6. The boundary between industrial and residential uses is currently the railroad 
tracks, which provides a barrier and buffer between land uses. 

7. The boundary between the land uses could shift to 1000 West Street, with 1000 
West Street serving as a buffer between uses. 

8. Public notice of the proposed rezone and General Plan Amendment was provided 
in accordance with Utah State Code and Brigham City requirements. 

______________________________________________________________________ 
 
ATTACHMENTS: 

1. Application, Applicant Map and Concept Plan 
2. Locator / Parcel Map 
3. General Plan Future Land Use Map 

 
 



 
 
 

General Plan Amendment 
 Application 

 
*All sections of this application must be filled out and fees paid upon submittal or application will be deemed incomplete.   
 

Submittal Request (check one):          General Plan Map Amendment           General Plan Text Amendment     

Current General Plan Map Designation:                       Proposed General Plan Map Designation:      

Location and general description of the area for which General Plan Map Amendment is requested:       

                

Existing General Plan Language: Attach a copy of the portion of the General Plan with the existing section clearly identified.  

Proposed General Plan Language Changes: Attach proposal clearly identifying proposed new language from existing language by underlining new 
language and using strikethrough to denote any existing language proposed for deletion.   

List the purpose for amending the General Plan:            

               

                

How will the proposed amendment affect adjoining properties?          

               

                

How will the requested General Plan Amendment benefit the community as a whole?        

               

               

                

Name of Applicant:                

Mailing Address:         City, State, Zip:        

Phone:      Fax:      Email:         
 
Applicant Certification: 
 
I certify under penalty of perjury that this application and all information submitted as a part of this application is true, complete, and accurate to the best 
of my knowledge.  I also acknowledge that I have reviewed the application and that items and checklists contained in this application are basic and 
minimum requirements only and that other requirements may be imposed that are unique to individual projects or uses.  I agree also to comply with any 
and all applicable City Ordinances in effect at this time.  Should any of the information or representations submitted in connection with this application be 
incorrect or untrue, I understand that Brigham City may rescind any approval, or take any other legal or appropriate action. I also understand the applicant 
may be billed for engineering fees in excess of one hour and will be responsible for repayment of those fees.   
 

Signature:          Date:       

Please note: Attendance at Planning Commission and City Council meetings is required by the applicant or a representative.  It is the applicant’s 
responsibility to call for meeting dates and times.   

 
 

Office Use Only 
 

                      

Application #                               Application Fee $250.00c 

Date Received                            

Receipt #     

PH Mtg Date                       
CC Mtg Date                                            
  

 
 
 
 
  

ª  This fee includes 1-hour of Engineer fees (no refund for 
projects taking less than 1-hour). 
b  Engineering fees in excess of 1-hour will be reimbursed by 
the applicant monthly to the City for the actual cost. A financial 
guarantee shall be made to the City through a cash deposit in 
the amount of $500 due at the time of application. Upon final 
completion of the project, this guarantee will be refunded to the 
applicant upon final approval of the City and payment of the 
final engineering bill.  
c  Applicable Engineering fees in excess of 1-hour will be 
reimbursed by the applicant monthly to the City for the actual 
cost.   
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BRIGHAM CITY, UTAH 
PLANNING COMMISSION 

STAFF EVALUATION 
 

______________________________________________________________________ 
 
APPLICANT’S NAME:  Box Elder School District APPLICATION NO.: 26-018 
PROPERTY OWNER’S NAME: BESD / Board of Educ.   LAND AREA: 10.4 acres 
PROPERTY ADDRESS:  820 North 500 West ZONING DISTRICT: R-1-8 
PARCEL NO:  03-082-0016 / 0024 / 0086 DATE:  February 26, 2026   
______________________________________________________________________ 
 
PLANNING COMMISSION MEETING:   March 3, 2026 
APPLICATION TYPE:     Administrative  
PLANNING COMMISSION ROLE:  Land Use Authority 
 
NATURE OF REQUEST:   
Submission of Development Plan and Schedule Per Utah Code 10-20-304 
 
OVERVIEW:   
Per Utah Code 10-20-304(8) a “specified public agency [school district] intending to 
develop its land shall submit to the land use authority a development plan and schedule:       

(i) as early as practical in the development process, but no later than the 
commencement of construction; and  

(ii) with sufficient detail to enable the land use authority to assess:  
 (A) the specified public agency’s compliance with applicable land use 

ordinances;  
(B) the demand for public facilities … caused by the development.” 

 
Box Elder School District is in the process of designing an addition to the Discovery 
Elementary School, which would include the following key components per the submitted 
development plan (see attachment): 
 

 12 additional classrooms 
 Additional gymnasium 
 Additional student and staff restrooms 
 A bus loop separate from the carpool lane (access from 900 North) 
 Additional off-street parking 
 

The school district would like to start construction this spring and be completed Fall 
2027.  They recently acquired the parcel at the west end of 850 North Street, which is 
win-win situation due to the nature of the dead-end road and the challenges it created for 
a proper turnaround. The project includes three properties owned by the school district: 
 

 Main original school property with access from 500 West Street,  
 The former Davis Park (also formerly know as Discovery Park), which is Lot 4 of 

the Discovery Grove Subdivision, and 
 The parcel at the west end of 850 North Street 

 
It appears that the properties will need to be combined to remove the property lines with 
the proposed location of the building addition, and to vacate and relocate the utility 
easement that runs along the south property line of Lot 4, Discovery Grove Subdivision. 



A building structure cannot be placed on a property line or easement. It is recommended 
that a plat be created to address both lot lines and said easement. There is a storm drain 
line and irrigation line that will need to be rerouted. 
 
STAFF COMMENTS: 
 
Community and Economic Development Department:  

1. Support the overall proposed plan. 
2. Install ADA ramps on both north and south side of 850 North Street and stripe 

the crosswalk accordingly, so students walking along the north side of 850 North 
Street can cross 850 North Street safely and use the sidewalk route on the south 
side of the bus drop off/pick up. 

3. The City can work with the property owner at 290 W 850 N on options for 
sidewalk extension to bridge the gap between existing sidewalk along the north 
side of 850 North Street and the school district property. 

4. Due to the location of the proposed addition with property lines and easements, a 
one lot subdivision plat will need to be created combining the three parcels to 
dissolve property lines and vacate/relocate utility easements. 

5. Existing utilities will need to be rerouted. 
6. In reference to the new parking lot located at the southwest corner of the school 

property. 
A. Support replacement of on-street parking with the new parking lot and off-

street parent drop-off lanes. 
B. For parking lots, the Brigham City Code requires a minimum 10 foot 

landscaped strip adjacent to any road right-of-way, which creates a buffer 
between the parking stalls and the sidewalk for multiple purposes; to prevent 
vehicles from encroaching upon and over the sidewalk for safety purposes, 
access to utilities placed behind sidewalk, snow removal storage, and 
aesthetics. Where Utah Code prevents a municipality from imposing any 
requirement for landscaping and aesthetic considerations, the City can 
require a buffer between the parking stalls and sidewalk for safety purposes. 
If the 10 foot width cannot be achieved, a minimum distance should be 
agreed upon that would prevent a vehicle from encroaching upon the 
sidewalk for safety reasons. 

 
Engineering Department: 

1. An amended plat will need to be created to adjust the property lines and properly 
abandon the easement the new building will be crossing.  

2. As discussed in Staff DRT Meeting, the entrance to the new parking lot does not 
align well with 450 W. street. It may be worthwhile to look into how much traffic 
from 450 W. would be entering the parking lot and adjusting the entrance as 
necessary.  

3. Please connect the sidewalks on both sides of 850 N. to the new parking lot.  
4. Are the two accesses on 900 N. to the new parking lot going to be an “Entrance 

Only” and Exit Only?” Based on City Standards, the entrances are too close 
together, however an exception may be made if they are restricted to Entrance 
and Exit only.  

5. It is our understanding that the school will take responsibility for Davis Park and 
its amenities.  

6. Updated storm water calculations will need to be provided for the newly 
developed building and parking lot. Detention or retention of that storm water will 
be required prior to it entering the public storm water system at a rate of 0.1 



cfs/acre. The noted “Possible Storm Drain Inlet Locations” would need to be 
detained prior to entering the City system. At the current grading, the 
southernmost proposed box would not receive any flows.  

7. It appears that most storm drain boxes have about 1.43-1.44 feet between the 
proposed flow line and rim of the box. With the use of 15” RCP there will not be 
sufficient space to install the pipe and box. Please address.  

8. The above comment also applies to the irrigation boxes and pipe. Please verify 
that the pipe and box will have enough space between flowline and rim 
elevations to be constructed.  

9. Please verify that the sewer mainline in 900 N. that you are proposing to connect 
to is deep enough to connect to. It appears that the proposed sewer lateral is 
about 240 LF and at a minimum of 2% slope the sewer lateral will drop a 
minimum of about 4.8 feet between the building and the sewer mainline.  

10. It appears that an additional sewer lateral is being added but no additional water 
service. Is this correct?  

 
Fire Department: 

1. No comments. Will coordinate with the State Fire Marshal’s Office.  
 
Police Department: 

1. No comments  
 
Public Power Department: 

1. Talked with Corey about a list of accommodations we need 
2. Good to move forward 
3. Need CAD drawings 

 
Public Works Department: 
(Culinary Water, Street, and Wastewater Treatment/ Storm Drain Divisions) 

1. Please address storm drain detention 
2. What sewer connection is required 
3. Reroute storm drain and irrigation 
4. Reroute water line 
5. Re-align impacted PUE 
6. Vacate existing un-needed easements 

______________________________________________________________________ 
 
PLANNING COMMISSION RESPONSIBILITY: 

1. The Planning Commission is the land use authority. 
2. The Planning Commission is to assess the submitted plans for (A) compliance 

with applicable land use ordinances, and (B) the demand for public facilities … 
caused by the development. Utah Code subsection 10-20-304(8)(a).  

 
STAFF RECOMMENDATIONS: 

1. Support the development plan subject to addressing staff review comments.  
 
STIPULATIONS: 

1. Comply with Utah Code 10-20-304. 
2. Comply with applicable Brigham City Code and Public Works Standards. 
3. Comply with staff review comments, which includes filing a subdivision plat 

combining the three properties to dissolve property lines and address easements 
and utilities. 



FINDINGS OF FACT: 
1. Per Utah Code, Box Elder School District is required to coordinate with the local 

municipality and submit a development plan and schedule of their project per 
Utah Municipal Code, Section 10-20-304. 

2. The land use authority shall respond to the submission under Subsection 10-20-
304(8)(a) with reasonable promptness in order to allow the agency to consider 
information the municipality provides in the process of preparing the budget for 
the development. Utah Municipal Code, Section 10-20-304(8)(b). 

3. Box Elder School District shall conform to any applicable land use ordinance of 
any municipality when installing, constructing, operating, or otherwise using any 
area, land, or building situation within that municipality per Utah Code, 
subsection 10-20-304(1)(a). 

4. Box Elder School District is subject to a municipality’s land use ordinances, 
except as provided in Utah Code subsection 10-20-304(3). 

5. A municipality may not impose requirements for landscaping, fencing, aesthetic 
considerations, construction methods or materials, additional building 
inspections, municipal building codes, building use for educational purposes, or 
the placement or use of temporary classroom facilities on school property per 
Utah Code subsection 10-20-304(3)(a). 

6. A municipality may impose regulations upon the location of property that are 
necessary to avoid unreasonable risks to health or safety per Utah Code, 
subsection 10-20-304(2)(b). 

______________________________________________________________________ 
 
ATTACHMENTS: 

1. Locator and Parcel Map 
2. Letter from Corey Thompson, Facilities Director, Box Elder School District 
3. BESD – Discovery Elementary Addition Plans 
4. Discovery Grove Subdivision 
5. Utilities Discovery Element - Map Exhibit 
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