
 

​ ​ ​ ​ BOX ELDER COUNTY 

PLANNING COMMISSION MINUTES 

DECEMBER 18, 2025 
 

 
The Board of Planning Commissioners of Box Elder County, Utah met in the Box Elder County 
Commission Chambers at 7:00 p.m. The following members were present by a roll call, 
constituting a quorum: 
 
Roll Call​ ​ ​            ​ ​ ​ the following Staff was present: 
Mellonee Wilding​ ​ Chairman 
Jed Pugsley      ​ ​ Vice-Chair​ ​ Scott Lyons        ​  Excused 
Lonnie Jensen ​​ ​ Member   ​ ​ Marcus Wager​​  County Planner​  
Bonnie Robinson​ ​ Member​ ​ Destin Christiansen ​  County Planner 
Jared Holmgren ​ ​ Member​ ​ Stephen Hadfield       ​ County Attorney 
Jennifer Jacobsen​ ​ Member​ ​ Boyd Bingham​  Co. Commissioner 
Brandon East​ ​ ​ Member​  ​ Diane Fuhriman​  Executive Secretary 
Brian Bowen​ ​ ​ Alternate/Member​  
 
Chairman Mellonee Wilding called the meeting to order at 7:00 p.m. 
 
The Invocation was offered by Commissioner Jennifer Jacobsen.                                
Pledge was led by Commissioner Jared Holmgren.  
 
​ ​ The following citizens were present & signed the attendance sheet  
 
​ ​ ​       See Attachment No. 1 – Attendance Sheet.  
 
The Minutes of the November 20, 2025 meeting were made available to the Planning 
Commissioners prior to this meeting and upon review a Motion was made by Commissioner Jed 
Pugsley to approve the minutes as written. The motion was seconded by Commissioner Lonnie 
Jensen and passed unanimously.   
 
UNFINISHED BUSINESS  

ROCHE RANCHES SUBDIVISION NO. 2 and AMENDMENT OF LOT 1,  
SS25-028, Request for a subdivision amendment, located at 6322 W 17100 N in the 
Riverside area of Unincorporated Box Elder County. ACTION 
 
Staff said the applicant is requesting an amendment to the final plat of the Roche Ranches 
Subdivision Number 1 in the Riverside area of unincorporated Box Elder County. The proposed 
amendment adjusts the existing Lot 1 East boundary line and shifts it West ~ 5 ft. The 
amendment will also create a new building lot. The surrounding land uses are Agriculture and 
Rural Residential. The surrounding zoning is Unzoned. 
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All county departments have completed their reviews. Staff received an updated plat today and is 
waiting for the County Attorney to review the title report and the updated plat. Staff is also 
waiting for the water right to be approved. 
 
MOTION:​ A Motion was made by Commissioner Jared Holmgren to approve application 

SS25-028, a request for a subdivision amendment located at 6322 W 17100 N in the 
Riverside area of Unincorporated Box Elder County and adopting the exhibits, 
conditions and findings of the staff. The motion was seconded by Commissioner 
Jennifer Jacobsen and unanimously carried. 

CONDITIONS  
1. County Attorney approval of the amended plat and title report. 
2. State approval of the water rights. 
3. Compliance with Chapter 6-1, Subdivisions, of the BEC Land Use Management & 

Development Code. 
4. Compliance with Sections 17-79-711 and 712 of the Utah State Code. 
 

PUBLIC HEARINGS 

ZONING MAP AMENDMENT, Z25-016, Request for a zone change of 5.50 acres from RR-20 
(Rural Residential - 20,000 sq. ft.) to the AHZ (Agricultural Heritage Zone) located at 
approximately 5912 W 2400 N in the Corinne area of Unincorporated Box Elder County. ACTION 
 
Commissioner Brandon East recused himself from this item.  
Staff stated the applicant is requesting that parcel 04-078-0032 (appx. 5.50 acres total) located in 
the Corinne area be re-zoned from RR-20 (Rural Residential - 20,000 sq. ft. min.) to the AHZ 
(Agricultural Heritage Zone). The surrounding land uses are Agriculture and Rural Residential 
20,000 sq. ft. The surrounding zone is RR-20. There is currently a home on the property. 
 
Staff explained decisions regarding a legislative application shall be based on the “reasonably 
debatable” standard, as follows: 

The decision-making authority shall determine what action, in its judgment, will 
reasonably promote the public interest, conserve the values of other properties, avoid 
incompatible development, encourage appropriate use and development, and promote the general 
welfare. 

In making such determination, the decision-making authority may consider the following: 
(1) Testimony presented at a public hearing or meeting; and (2) personal knowledge of various 
conditions and activities bearing on the issue at hand, including, but not limited to, the location 
of businesses, schools, roads and traffic conditions; growth in population and housing; the 
capacity of utilities; the zoning of surrounding property; and the effect that a particular proposal 
may have on such conditions and activities, the values of other properties, and upon the general 
orderly development of the County. 

The decision-making body should state on the record the basis for its decision. 
 
Staff read the standards for reviewing zoning map amendments as they apply to this request as 
follows: 

A. Whether the proposed amendment is consistent with goals, objectives and 
policies of the County’s General Plan; The General Plan: States that future land use 
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decisions should enhance our towns and cities, focusing most of the growth there and 
that decisions should support our farmers and ranchers in their agricultural 
stewardship. West Corinne area: The “Future Land Use” portion of the general plan 
for the West Corinne area indicates, “as part of the agricultural heritage area, large lot 
zoning should remain, to encourage continued agricultural activity.” 
B. Whether the proposed amendment is harmonious with the overall character 
of existing development in the vicinity of the subject property; The subject 
property is located in the West Corinne area of unincorporated Box Elder County. The 
subject parcel and most of those parcels adjacent to them are currently used for 
agricultural purposes and the proposed zone could be considered harmonious with 
existing development. 
C. The extent to which the proposed amendment may adversely affect adjacent 
property; and The proposed zoning should not affect adjacent properties; however, 
the public hearing process may bring forth additional information. 
D. The adequacy of facilities and services intended to serve the subject property, 
including, but not limited to, roadways, parks and recreation facilities, police 
and fire protection, schools, storm water drainage systems, water supplies, and 
waste water and refuse collection. There is a current home on the property. Staff is 
unaware of the adequacy of future facilities and services in the area; however, if these 
facilities and services are needed, the applicant would have to verify and bring them 
into any future project(s). 
 

The public hearing was then opened for comments.  
 
(See Att. #2 - Statements from Dennis Patterson, Jeff Zogg, Ivan Gallegos, Alvin Gallegos, Lula 
Gallegos, and Tony Gallegos.) 
 
Mitch Hancock, applicant, wants to answer a couple of questions regarding the current status of 
the lot and the buildings. There are employees of the dairy living there on site. They have lived 
in one residence for probably 20 years, and about 20 months in the trailer in question. There is a 
small feed lot to the side. Both homes have individual utilities and had individual utilities prior to 
any installation or any occupancy that was taking place. His goal in changing the zone to the 
Agriculture Heritage Zone is to hopefully get away from the restrictions and limits of the RR-20 
zone, and to meet his need of having employee housing.  
 
Jeff Singh lives down the road from the dairy. He said when he wanted to put his house in, he 
had to jump through all kinds of hoops and go to all kinds of different meetings. Then to see 
them just pull that trailer in there that is hooked up with water and power from the other house, 
just isn’t right. He knows the owner is saying the power is on the backside of the house but it's 
not because that would be in violation of the power company. Mr. Singh agrees with what the 
rest of the speakers have said. You can’t reward bad behavior. For somebody to come in, decide 
they want to do it their way, and then have the Planning Commission fix it for them, it's not right. 
Hearing no further comments, a motion was made by Commissioner Jed Pugsley to close the 
public hearing on Zoning Map Amendment Z25-016. The motion was seconded by 
Commissioner Lonnie Jensen and passed unanimously. 
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ACTION 
 
Commissioner Mellonee Wilding explained while we sympathize with the dust and smell and fly 
issues, none of that has any bearing on this zoning issue. All we are discussing is a single piece 
of property; not the feed lot, not the roads, only about that single piece of land. While we 
commiserate with you and understand your concerns, they do not have efficacy on what is being 
decided here tonight. She doesn't want anyone thinking they were ignored, but to understand it is 
just outside our purview.  
 
Commissioner Jed Pugsley questioned if this parcel was included in the Agriculture Protection 
Area created about a year ago. If so, would that have any bearing on a decision? 
 
County Attorney Stephen Hadfield said zoning changes affecting a particular property in an 
Agriculture Protection Area have to have the consent of the people in the APA that are being 
affected by this application, it could have a bearing on it in that way.  
 
MOTION: A Motion was made by Commissioner Jed Pugsley to table application Z25-016, a 

zoning map amendment from RR-20 (Rural Residential - 20,000 sq. ft. min.) to the 
AHZ (Agricultural Heritage Zone) for up to 6 months due to determine if the parcel 
in question is currently in an Agriculture Protection Area. The motion was seconded 
by Commissioner Brian Bowen and passed unanimously. 

 
NEW BUSINESS 
 
WOOD AG PROTECTION AREA, APA25-18, Request for an Agricultural Protection 
Area on multiple parcels located in the Fielding and Tremonton areas of Unincorporated 
Box Elder County. ACTION 
 
Staff said the applicant is requesting to establish an Agriculture Protection Area on multiple 
parcels in the Thatcher, Fielding, and Riverside areas. The parcels range in size from 3.93 acres 
to 154.54 acres and are used for farming. 
 
Staff read the standards for reviewing APAs as they apply to this request as follows: 
 
A. The effect of the creation of the proposed area on the planning policies and objectives of 
the county; At this time, the County has nothing in place promoting or restricting the creation of 
Agriculture Protection Areas. One aspect of Agriculture Protection Areas that affects county 
planning is that the county cannot change the zoning of or a zoning regulation affecting land 
within a protection area without written approval from all landowners within the protection area 
that is affected by the change. While the AHZ allows for agriculture as a use it does allow for 
development densities that are incidental to the continuance of agricultural activity. 
 
B. Analyzes and evaluates the proposal by applying the criteria contained in Section 
17-81-205; 

a. Whether or not the land is currently being used for agriculture production; 
State code defines agricultural production as: Agricultural production means 
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production for commercial purposes of crops, livestock, and livestock products. 
Agricultural production includes the processing or retail marketing of any crops, 
livestock, and livestock products when more than 50% of the processed or 
merchandised products are produced by the farm operator. 
b. Whether or not the land is zoned for agricultural use; As shown in the table 
above, zoning for the proposed parcels are AHZ (Agricultural Heritage Zone). This 
zone allows for agriculture as a land use. 
c. Whether or not the land is viable for agricultural production; Per the 
applications submitted, including applicant statements, the land is viable for 
agricultural production. 
d. The extent and nature of existing or proposed farm improvements; and 
These parcels have outbuildings and crops on the property. 
e. In the case of an agriculture protection area, anticipated trends in 
agricultural and technological conditions applicable to the use of the land in 
question. Planning Commissioners with experience in agricultural production may 
have a better understanding of this. 

C. Recommends any modifications to the land to be included in the proposed agricultural 
protection area; The Planning Commission must determine if all parcels should be included in 
the proposed Agriculture Protection Area. 
D. Analyzes and evaluates any objections to the proposal; and No objections have been 
received by staff. 
E. Includes a recommendation to the applicable legislative body either to accept, accept 
and modify, or reject the proposal. This recommendation must come from the Planning 
Commission to the County Commission.  
 
Following the Planning Commission motion, staff will prepare a recommendation to the County 
Commission on behalf of the Planning Commission. 
 
MOTION:​ A Motion was made by Commissioner Brandon East to forward a recommendation 

to the County Commission to accept the proposal to create Agriculture Protection 
Area APA25-18 on parcels in the Thatcher, Fielding, and Riverside areas in 
unincorporated Box Elder County. The motion was seconded by Commissioner 
Lonnie Jensen and unanimously carried. 

HOLMGREN AG PROTECTION AREA, APA25-19, Request for an Agricultural 
Protection Area on multiple parcels located in the Hansel Valley area of Unincorporated 
Box Elder County. ACTION 
 
Commissioner Jared Holmgren recused himself as he is the applicant.  
 
Staff said the applicant is requesting to establish an Agriculture Protection Area on multiple 
parcels in the Hansel Valley & Blue Creek areas. The parcels range in size from 8.44 acres to 
640.00 acres and all produce crops. All 10 parcels were zoned in the Agricultural Heritage Zone, 
five in the Hansel Valley area and five in the Blue Creek area. If the Planning Commission 
decides to forward a recommendation to accept the proposal to the County Commission, staff 
will prepare a recommendation to the County Commission on behalf of the Planning 
Commission. 
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MOTION:​ A Motion was made by Commissioner Brandon East to forward a recommendation 
to the County Commission to accept the proposal to create Agriculture Protection 
Area APA25-19 on parcels in the Hansel Valley & Blue Creek areas in 
unincorporated Box Elder County. The motion was seconded by Commissioner 
Brian Bowen and unanimously carried. 

 
WORKING REPORTS - NONE 
 
PUBLIC COMMENTS - NONE 
 
ADJOURN 
 
MOTION: ​ A Motion was made by Commissioner Bonnie Robinson to adjourn Planning 

Commission meeting. The motion was seconded by Commissioner Jed Pugsley and 
the meeting adjourned at 7:58 p.m. 

​
 

____________________________________ 
Mellonee Wilding, Chairman 
Box Elder County Planning Commission 
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