Minutes of the Bicknell Planning & Zoning Commission
Tuesday February 17 , 2026 7:00 
Bicknell Town Hall, 64 West 100 North Bicknell UT

Welcome, call to order and pledge by Ellen Anderson

Roll Call:  Connie Durfey, Darcie King, Ellen Anderson, Jim Dudleston,    Deanne Frazier present.   

First item: Shawn Sulser;     

Shawn would like to put a single wide module home (easier to move in the future)  He said he has 5 acres in Lyman but would like to put the modular, because he already has a septic tank, water and power over here in Bicknell across from Michael Blackburn.   This is where the travel trailers already are.  

Instead of living in their trailer in the winter where they can’t have water and it's a little harder to heat,  They would like to put a modular in with a skirt around it (no foundation) so that as soon as he can build a house, he can build it in front of the modular and then sell this over to Lyman if possible or just sell it.   

The modular is 729 sq feet.  2 bedroom, 1 bath.  15 feet wide and 52 feet long.  This would come in on wheels which would be pulled off and skirting put on around it.  

Shawn was asked when he thought he’d be building.  The reply was ‘When I retire in 5 years’.   He also said that eventually they could move it over to Lyman if they accepted it there but they don’t have septic, water or power there.   It is currently Alivin’s property but when he dies, he is going to split it up.  He doesn’t actually have the property yet.   

Ellen said we have a couple problems:  First, according to our Building Ordinance, we do allow for some temporary housing like travel trailers for a period of 6 months while actively building a permanent home.  You won’t be building for 5 years so you wouldn’t qualify for that.   The second thing is that it is a ‘manufactured home’.  Our ordinance states that a manufactured home needs to have a minimum of 1000 square feet and be on a permanent foundation.       

Ellen also stated that a double wide, 1000 square foot+ manufactured home is all that is allowed.  

Deanne asked if we could treat it as a travel trailer other than he wasn’t building for 5 years.

Shawn also said that 5 years was a guess.  He wasn’t sure when he would retire.  

Ellen stated that we can’t do it.  We can only permit what our ordinances allow.  

Shawn asked what other options he had?   Jim stated that if it were a double wide, he could put it there if it met the 1000 sq. ft and was on a permanent foundation.   At that point it would become the primary residence on the property which would mean another stick built home would have to be an accessory building and limited to 800 sq feet.

Shawn asked about a toughshed being brought in and then finished inside.  Jim said that would work if it were 1000 sq. feet and on a permanent foundation.  Jim asked if he had looked at the trailer court?  Shawn said he’d have to pay utilities and rent there.

Ellen restated that she wished we could help him but we can’t approve anything that is not allowed by ordinance.

Shawn asked if he could build a 1000 sq foot stick built house and just do it on a slab?   Jim said he could with just a regular building permit. 

Darcie asked if he’d build the second house eventually and if so, would it be an add on or a separate building?  He said it would be a separate building.

Ellen stated that if that were the case, the second house would fall under our ADU ordinance and be limited to 800 sq feet.  

Darcie stated that he could subdivide the acre into 2 lots and then build the second housel.  Shawn asked if the 2nd house could extend onto the other lot and was told no.  They must be separate with separate utilities. 

Jim stated that the ordinances were posted online and available for viewing.

Next item:  Bock Jackson

Brock stated that the regional growth summit is May 6th.  He also said the Golf Tournament is June 18th.  

Brock also mentioned that the Utah State Geospatial Research Resource Center is offering services to host every municipality's zoning map via an online interactive map.  This is free of charge.    

Jim asked what we needed to do to get that started?  Brock said he could contact them.  Jim said we are interested and the site would be dynamic anyway so if we did it now, we could just submit changes to our zoning as they happened.  

Brock said he would let them know we are interested.  
 
Brock went on to say that at the last Mayor/Commission meeting, there was discussion on the WUI (Wildland Urban Interface) codes.  He explained the Cooperative Wildfire System that every town is being mandated to participate in.  In Wayne County, our special service district handles most of this stuff.  Basically what it is, if Bicknell or the County provide services for a wildland fire, the state will reimburse for expenses.  In order to participate, each town must sign an agreement even if they are a member of a special service district.

HB48 was passed last year which identifies risk areas on the map for wildland urban interface areas.  Any property that is identified in red or ‘High risk’ will be assessed a fee from the county that will go to the state to pay for assessments for those properties and provide guidance on reducing fuels.     

Bicknell has no red or ‘high risk’ areas in our town but still has to adopt WUI Code.  He also said the town could alter the map and create their own areas.  Brock said this code used to require a lot more materials which added a lot of cost to construction but modern building materials and techniques are generally already WUI compliant.  

Brock suggested at the very least, we adopt the sample ordinance he brought.  Ellen thanked him for the work he’d done on the Ordinance for us.  

The state wanted every town to do this by January but that hasn’t happened.  

Jim asked what role the forest service had and what responsibility they had?  It appears the ‘interface’ area is the responsibility of the towns and counties where most of the problem is on BLM or forest service land.   

Ellen asked to clarify.  We can pretty much just adopt this as is and send it right on to the Town Council with our recommendation to approve this new ordinance.  The other thing, could we expand the map.

Jim said the ordinance should say something about ‘This is adopted within the town limits of Bicknell’ so down the road as property is annexed, the new property will also fall under the WUI code.

Ellen felt the ordinance was good but Jim wanted to read HB 48 to see what we were adopting.  If a vote is needed tonight, Jim would have to vote no.  

Ellen asked Brock if we would be OK if we put it off for a month to read the bill and see what we were agreeing to?  He thought that would be fine.

Ellen said it will be put on our March Agenda.  

Next item:  New Zoning map

Ellen asked Brock for an updated zoning map.  Brock produced the map with zones and parcels.  Some of the parcels along Main Street (5) were yellow ‘Commercial/Residential’ that were no longer touching Main street.  They were probably zoned before being split or just zoned because they were within the ½ block touching Main.  The discussion is;  Do we take those parcels not actually touching Main Street today but have been commercial/residential for years, out of the Commercial Zone or do we just leave it as is.  

Jim felt we could ‘explore’ it and have the public hearing but…if anyone objects, there isn’t a lot we can do to force the issue.  The properties have been commercial/residential for many years as indicated on our Building and Zoning map and the General Plan.  Jim felt some might initially agree to voluntarily change to residential but as soon as someone objected, most of those agreeing to change would change their mind.  

He felt it would be better to just keep the 221 feet area from Highway 24 standard throughout the town.

There was a lot of discussion on leaving the subject parcels as is or changing them to residential/agricultural.  

Ellen opened it up for comments on what the members thought we should do;  Connie felt it should stay the 221 feet along hwy 24 because they are and have been commercial.  Darcie felt the same.   Deanne thought we were going to go the other way and get the map cleaned up according to our description, changing those properties not touching hwy 24 to residential.   Connie said those in those commercial properties can still stay residential if that is what they want because it is a Commercial/Residential zone.        

Jim restated that he felt we would never get all those 5 properties to agree to the zone change.  He felt we should just stay with what we have which is the 221 feet that have historically been commercial.  

Ellen asked if anyone wanted to make a motion.

Jim made a motion to leave those properties indicated as commercial on our map and the general plan as commercial disregarding the parcel line layer.  That would leave 221 feet along Hwy 24 as potential commercial. 

The motion was seconded by Darcie. A roll call vote followed;  Connie - Yes, Darcie - Yes, Deanne - Yes, Jim - Yes, Ellen - Yes.  
The meeting was adjourned.

