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  DEVELOPMENT SERVICES DEPARTMENT PHONE: (435) 755-1640  FAX: (435) 755-1987 
 179 NORTH MAIN, SUITE 305 EMAIL: devservices@cachecounty.org 
 LOGAN, UTAH 84321 WEB: www.cachecounty.org/devserv 

PLANNING COMMISSION AGENDA  |  08 MAY 2014 
 199 NORTH MAIN, LOGAN, UTAH  |  HISTORIC COURTHOUSE COUNCIL CHAMBERS 

 
 

4:45 p.m.  
Workshop in the County Council Chambers. 
 
5:30 p.m.  
Call to order 
Opening remarks/Pledge – Phillip Olsen 
Review and approval of agenda.  
Review and approval of the minutes of the April 10, 2014 meeting. 
 
5:35 p.m. 
  
Consent Agenda 

(1) Moake Subdivision – Steven Taylor is requesting a recommendation of approval to the 
County Council for a 3-lot subdivision on 10 acres of property in the Rural (RU2) Zone 
located at approximately 1833 North 8000 West, Petersboro. 

 
(2) Walker Subdivision – Lance A. Walker is requesting a recommendation of approval to the 

County Council for a 2-lot subdivision on 5.18 acres of property in the Agricultural (A10) 
Zone located at approximately 6295 North 800 West, north of Smithfield. 

 
Regular Action Items 

(3) Casper’s Conditional Use Permit – Kyle Smith is requesting an approval of a conditional 
use permit expansion on 23.42 acres of property in the Industrial Zone located at 
approximately 11805 North 200 East, east of Lewiston. 

 
(4) Sprint Crow Mountain CUP Expansion – Steve Crain is requesting an approval for a 

conditional use permit to allow the replacement of 4 antennas and 2 cabinets and the 
placement of two additional antennas on an existing telecommunications tower located in 
the Agricultural (A10) Zone and Public Infrastructure Overlay (PI) Zone at approximately 
7603 North 1000 East, north of Smithfield.  

 
(5) Discussion – Special Improvement Districts. 
 

Board Member Reports 

Staff reports 

Adjourn 
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Present: Stephanie Nelson, Chris Harrild, Josh Runhaar, Jason Watterson, Brady Christensen, 1 
Phillip Olsen, Chris Sands, Rob Smith, Lane Parker, Leslie Larson, Megan Izatt 2 
 3 
Start Time: 05:31:00 4 
 5 
Sands welcomed and Smith gave opening remarks 6 
 7 
Agenda 8 
 9 
Item #3 was removed from the agenda and item #4 was moved to be first on the agenda. With 10 
noted changes the agenda was approved. 11 
 12 
Minutes 13 
 14 
Passed with no changes. 15 
 16 
05:39:000 17 
 18 
Regular Action Items 19 
 20 
#4 Kimball Subdivision (Mark Donaldson) 21 
 22 
Nelson reviewed Mr. Mark Donaldson’s request for a recommendation of approval to the County 23 
Council for a 2-lot subdivision and remainder parcel on 21.25 acres of property in the 24 
Agricultural (A10) Zone located at approximately 5650 North 1200 West, Smithfield.  Access to 25 
the property is adequate but no access from SR 218 will be allowed.  Utilities are adequate and 26 
the current buildings have a septic system in place that Bear River Health Department has 27 
approved.  No public comment has been received for this application. 28 
 29 
Staff and commission discussed the wetlands that are currently on the property.  Any additional 30 
homes would have to respect the wetlands boundaries and would not be allowed to build in those 31 
areas.  Also, the land taken out for wetlands does affect the developable acreage.  The applicant 32 
is eligible for up to four lots but is only requesting two lots and an undevelopable remainder.  33 
Houses more than 150 feet from the county roadway will require a 20 foot wide access.   34 
  35 
Smith motioned to recommend approval to the County Council based on the findings of fact and 36 
conditions of approval; Larson seconded; Passed 7, 0. 37 
 38 
#1 Public Hearing – 5:40: Telecommunication Facilities 39 
 40 
Harrild reviewed the telecommunication facilities ordinance.    The county has not had a 41 
telecommunication facilities ordinance before but it allows the county to regulate height, 42 
placement, etc.  43 
 44 
05:43:00 45 
 46 
Watterson motioned to open the public hearing; Larson seconded; Passed 7, 0. 47 
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There was no public comment 1 
 2 
05:47:00 3 
 4 
Olsen motioned to close the public hearing; Larson seconded; Passed 7, 0. 5 
 6 
Larson motioned to recommend approval of the telecommunication facilities ordinance to the 7 
County Council; Smith seconded; Passed 7, 0. 8 
 9 
05:47:00 10 
 11 
#2 Public Hearing – 6:00: Title 17.18 – Sensitive Areas 12 
 13 
Harrild reviewed the changes to Title 17.18 – Sensitive Areas.  Staff has completed revisions 14 
and completed the Important Habitat Areas map that reflects the known habitat areas of federally 15 
listed species in the unincorporated county.  There are four species that have been identified - 16 
they are Maguire Primrose, Canada Lynx, Sage Grouse, and the Yellow-Billed Cuckoo.  Maps of 17 
the sensitive areas for the habitat of all listed species are available in the Development Services 18 
Office.   19 
 20 
Staff and commission discussed the current ordinance.  The current ordinance is impractical in 21 
application.  The new ordinance is tailored to the county, easier to apply, and a clearer guide for 22 
public use.  The new ordinance focuses on potentially developable and non-developable areas of 23 
the unincorporated county.  The main focus of the ordinance is the health, safety, and welfare of 24 
the county and its residents.  The ordinance also directs with issues regarding canals and their 25 
effect to flood plains maps.  The state is requiring the county to map every canal and notify those 26 
canals when development occurs around those canals.   27 
 28 
06:25:00 29 
 30 
Watterson motioned to open the public hearing; Larson seconded; Passed 7, 0. 31 
 32 
There was no public comment 33 
 34 
06:26:00 35 
 36 
Olson motioned to close the public hearing; Larson seconded; Passed 7, 0. 37 
 38 
Staff and commissioner’s discussed the fluidity of the habitat map for federally listed species.  39 
The main concern there is the Sage Grouse.  The county’s habitat for sage grouse is really poor.  40 
If that habitat and/or mapping changes over time, the county can meet those needs for change by 41 
adopting a new habitat map.   42 
 43 
Smith motioned to recommend 17.18 – Sensitive Areas for approval to the County Council with 44 
the changes discussed; Larson seconded; Passed 7, 0. 45 
 46 
6:39:00 47 
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#3 Rita LaVern Stephens Conditional Use Permit (Rita LaVern Stephens) 1 
 2 
This item removed from agenda 3 
 4 
#5 Discussion: Rural 2 (RU2) and Rural 5 (RU5) 5 
 6 
Runhaar the County Council has asked staff to discuss the RU2 and RU5 zones with the 7 
commission.   8 
 9 
Runhaar gave an overview of the county’s zoning history.  He also discussed the cost of 10 
development.  It’s less expensive for developers to develop in the unincorporated areas of the 11 
county.  It is easier to develop in the county because the timeline is shorter, zoning is more 12 
flexible, and there are fewer and less onerous requirements.   13 
 14 
Staff and commission discussed roads and impact fees and the challenge involved in 15 
maintaining existing and potential roadways.  The county does not have impact fees which 16 
results in a relatively less expensive option of developing in the county.  Also, once a home is 17 
built on a county road, the road has to be maintained no matter the number of homes on that 18 
road.  The county cannot currently afford to maintain the existing infrastructure.  Staff is 19 
working on several other discussion points on zoning and roads. 20 
 21 
07:54:00 22 
 23 
Adjourned. 24 
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STAFF REPORT: MOAKE SUBDIVISION 08 May 2014  

This staff report is an analysis of the application based on adopted county documents, standard county development practices, and 

available information.  The report is to be used to review and consider the merits of the application.  Additional information may be 

provided that supplements or amends this staff report. 

Agent: Steven C. Taylor Parcel ID#: 12-046-0003   

Staff Determination:Approval with conditions        

Type of Action: Administrative       
Land Use Authority: Cache County Council       

LOCATION   Reviewed by: Stephanie Nelson, Planner I 

Project Address: 

1833 North 8000 West 

Petersboro, Utah 84325 

Current Zoning:   Acres: 10 

Rural 2 (RU2) Zone 

Surrounding Uses:  

North – Agricultural/Rural 2/Box Elder County 

South – Agricultural/Rural 2/FR40 

East – Agricultural/Residential 

West – Rural 2/Box Elder County/Residential 
        
 
 

 

 
 

   
 

 

 
 

 
 

 

 

PURPOSE, ORDINANCE, AND SUMMARY 

Purpose: 

To review and make a recommendation to the County Council regarding the proposed Moake 

Subdivision. 

Ordinance: 

As per the Cache County Zoning Ordinance Table §17.10.030 Development Density and Standards 

Specific to Base Zoning Districts, this proposed subdivision qualifies for a development density of one 

(1) unit per two (2) acres, in the Rural 2 (RU2) Zone. 
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Summary: 
This proposal is to divide a single parcel into three (3) developable lots. 

Access:  
 Access to this property is from 8000 West and is adequate. At this point, 8000 W is a 22’ wide 

paved road with 2’ wide gravel shoulders.   

 As determined by Cache County a minimum 18” culvert must be installed at the access points for 

each lot prior to the issuance of a building permit. 

Water & Septic: 

 Culinary water is provided by the Willow Creek Water Company. Lot 1 is already a customer of 

the Willow Creek Water Company. 

 There is a septic system for the existing dwelling. Bear River Health Department approved this 

new lot configuration. 

Service Provision: 

 There is sufficient shoulder space for the residential refuse and recycle containers to sit four feet 

apart and be out of the travel lane on 8000 West. 

 A school bus stop is located at 14600 North 400 West. 

 Water supply for fire protection is provided by a hydrant system.  Access for emergency services 

is adequate.   

Public Comment: 

Notices were mailed to the property owners located within 300 feet of the subject property.  At this 

time no public comment regarding this proposal has been received by the Development Services 

Department. 

STAFF DETERMINATION AND FINDINGS OF FACT (4) 

It is staff’s determination that the Moake Subdivision, a 3-lot subdivision for property located at 

approximately 1833 North 8000 West Petersboro, Utah 84325 with parcel number 12-046-0003, is in 

conformance with the Cache County Ordinance requirements and should be forwarded to the County 

Council with a recommendation of approval. This determination is based on the following findings of 

fact: 

1. The Moake Subdivision has been revised and amended by the conditions of project approval to 

address the issues and concerns raised within the public and administrative records. 

2. The Moake Subdivision has been revised and amended by the conditions of project approval to 

conform to the requirements of Titles 16 and 17 of the Cache County Code and the 

requirements of various departments and agencies. 

3. The Moake Subdivision conforms to the preliminary and final plat requirements of §16.03.030 

and §16.03.040 of the Cache County Subdivision Ordinance. 

4. The Moake Subdivision is compatible with surrounding land uses and will not interfere with 

the use and enjoyment of adjoining or area properties. 

CONDITIONS OF APPROVAL (3) 

The following conditions must be met for the developments to conform to the County Ordinance and 

the requirements of county service providers. 

1. Prior to final plat recordation the proponent shall meet all applicable standards of the Cache 

County Ordinance. 

2. The applicant shall reaffirm their 33’ portion of Cache County’s 66’ wide right-of-way for all 

county roads along the proposed subdivision boundary. 

3. As determined by Cache County a minimum 18” culvert must be installed at the access points 

for each lot prior to the issuance of a building permit. 
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STAFF REPORT: WALKER SUBDIVISION 08 May 2014  

This staff report is an analysis of the application based on adopted county documents, standard county development practices, and 

available information.  The report is to be used to review and consider the merits of the application.  Additional information may be 

provided that supplements or amends this staff report. 

Agent: Lance and Juliann Walker Parcel ID#: 08-039-0013   

Staff Determination:Approval with conditions        

Type of Action: Administrative       
Land Use Authority: Cache County Council       

LOCATION Reviewed by: Stephanie Nelson - Planner I 

Project Address: 

6295 North 800 West 

      

Current Zoning:   Acres: 5.18 

Agricultural (A10) Zone 

Surrounding Uses:  

North – Agricultural/Residential 

South – Agricultural/Smithfield City 

East – Agricultural/Residential 

West – Agricultural/Residential 
          
 
 

 

 
 

   
 

 

 
 

 
 

 

 

PURPOSE, APPLICABLE ORDINANCE, AND SUMMARY 

Purpose: 

To review and make a recommendation to the County Council regarding the proposed Walker 

Subdivision. 

Ordinance: 

As per the Cache County Zoning Ordinance Table §17.10.030 Development Density and Standards 

Specific to Base Zoning Districts, this proposed subdivision qualifies for a development density of one 

(1) unit per ten (10) acres, in the Agricultural (A10) Zone. 

Summary: 

This proposal is to divide parcel number 08-039-0013 and create an additional developable lot.  
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Access: 

 Access to this property is from county road 800 West and is adequate. At this point, 800 West is a 

21’ wide paved road with 2’ wide gravel shoulders. 

Water & Septic: 

 The Bear River Health Department has approved this new lot configuration. 

Service Provision: 

 There is sufficient shoulder space for the residential refuse and recycle containers to sit four feet 

apart and be out of the travel lane on 800 West. 

 A school bus stop is located at 6615 North 800 West. 

 Any driveways shall meet all applicable requirements of the current International Fire Code, 

minimum County standards, and any other applicable codes. 

 Water supply for fire suppression will be provided by the city of Smithfield Fire Department.  

Access for emergency services is adequate. 

Public Comment: 

Notices were mailed to the property owners located within 300 feet of the subject property.  At this 

time no public comment regarding this proposal has been received by the Development Services 

Department. 

STAFF DETERMINATION AND FINDINGS OF FACT (4) 

It is staff’s determination that the Walker Subdivision, a 2-lot subdivision for property located at 

approximately 6295 North 800 West with parcel number 08-039-0013, is in conformance with the 

Cache County Ordinance requirements and should be forwarded to the County Council with a 

recommendation of approval. This determination is based on the following findings of fact: 

1. The Walker Subdivision has been revised and amended by the conditions of project approval to 

address the issues and concerns raised within the public and administrative records. 

2. The Walker Subdivision has been revised and amended by the conditions of project approval to 

conform to the requirements of Titles 16 and 17 of the Cache County Code and the 

requirements of various departments and agencies. 

3. The Walker Subdivision conforms to the preliminary and final plat requirements of §16.03.030 

and §16.03.040 of the Cache County Subdivision Ordinance. 

4. The Walker Subdivision is compatible with surrounding land uses and will not interfere with 

the use and enjoyment of adjoining or area properties. 

CONDITIONS OF APPROVAL (2) 

The following conditions must be met for the developments to conform to the County Ordinance and 

the requirements of county service providers. 

1. Prior to final plat recordation the proponent shall meet all applicable standards of the Cache 

County Ordinance. 

2. The applicant shall reaffirm their 33’ portion of Cache County’s 66’ wide right-of-way for all 

county roads along the proposed subdivision boundary. 
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STAFF REPORT: CASPER'S ICE CREAM CONDITIONAL USE PERMIT 08 May 2014  

This staff report is an analysis of the application based on adopted county documents, standard county development practices, and 

available information.  The report is to be used to review and consider the merits of the application.  Additional information may be 

provided that supplements or amends this staff report. 

Agent: Kyle Smith Parcel ID#: 09-037-0016   

Staff Determination:Approval with conditions        

Type of Action: Administrative 

Land Use Authority: Cache County Planning Commission     
 

PROJECT LOCATION                                                                     Reviewed by: Stephanie Nelson, Planner I 

Project Address: 

11805 North 200 East 

Richmond, Utah 84333 

Current Zoning:   Acres: 23.42 

Industrial (I) 

Surrounding Uses:  

North – Agricultural/Residential 

South – Agricultural/Residential 

East – Agricultural/Residential/Lewiston City 

West – Agricultural/Residential 
        
 

 

 
 

 
   

 

 
 

 
 

 

 

 

PROJECT PURPOSE, APPLICABLE ORDINANCE, SUMMARY, AND  PUBLIC COMMENT 

Purpose: 

To review and make a decision for the request of a conditional use permit for a master plan to allow 

expansions for Casper’s Ice Cream on 23.42 acres of property in the Industrial Zone located at 

approximately 11805 North 200 East, east of Lewiston. 

Ordinance: 

This proposed use is best defined as “General Manufactuing” under Cache County Ordinance 

§17.07.030 Use related Definitions, and as per §17.09.030 Schedule of Uses by Zoning District, this 

use is permitted as a conditional use in the Industrial (I) Zone only if reviewed and approved in 

accordance with the conditional use review procedures of §17.06 Uses.  These procedures are 

detailed under §17.06.060 Conditional Uses and §17.06.070 Standards and Criteria for Conditional 

Use.   
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Summary: 
This proposal is to expand Casper’s Ice Creams current Conditional Use Permit approved on 13 July 

2001. The current Condition Use Permit states that “Any expansion of this business in construction 

of additional buildings, additions to the existing approved buildings, etc. would require Planning 

Commission review and approval prior to the expansion.” 

Access: 

 Access from county road 11600 North is adequate. Access from 11600 via private road 250 East 

(Cub River Drive) and is also adequate. 

Water & Septic: 

 Bear River Heath Department approved the proposed expansion. 

Service Provision: 

 Casper’s shall submit plans for the Fire District to review the future water supply and fire 

department access, prior to construction. 

Public Comment: 

Notices were mailed to the property owners located within 300 feet of the subject property.  At this 

time no public comment regarding this proposal has been received by the Development Services 

Department. 

STAFF DETERMINATION AND FINDINGS OF FACT (3) 

It is staff’s determination that the request for a conditional use permit for Casper's Ice Cream, 

located in the Industrial (I)  at approximately 11805 North 200 East richmond, Utah 84333 with 

parcel number 09-037-0016 is in conformance with the Cache County Ordinance and should be 

approved.  This determination is based on the following findings of fact: 

1. The Casper's Ice Cream conditional use permit has been revised and amended by the 

conditions of project approval to address the issues and concerns raised within the public 

and administrative records. 

2. The Casper's Ice Cream condition use permit has been revised and amended by the 

conditions of project approval to conform to the requirements of Titles 16 and 17 of the 

Cache County Code and the requirements of various departments and agencies. 

3. The Casper's Ice Cream conditional use permit has been reviewed in conformance with 

§17.06.070 of the Cache County Ordinance, Standards and Criteria for Conditional Use, and 

conforms to said title, pursuant to the conditions of approval. 

CONDITIONS OF APPROVAL (2) 

The following conditions must be met for the development to conform to the County Ordinance and 

the requirements of county service providers. 

1. Prior to recordation the proponent shall meet all applicable standards of the Cache County 

Ordinance. 

2. Casper’s shall submit plans for the review of the Cache County Fire District regarding future 

water supply and fire department access, prior to issuance of a building permit. 
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STAFF REPORT: SPRINT-CROW MOUNTAIN CONDITIONAL USE PERMIT    08 May 2014 

This staff report is an analysis of the application based on adopted county documents, standard county development practices, and 

available information.  The report is to be used to review and consider the merits of the application.  Additional information may be 

provided that supplements or amends this staff report. 

Agent: Steve Crain Parcel ID#: 08-020-0001   

Staff Determination:Approval with conditions        

Type of Action: Administrative 

Land Use Authority: Cache County Planning Commission     

       PROJECT LOCATION                                                                      Reviewed by: Stephanie Nelson, Planner I 

Project Address: 

7603 North 1000 East 

North of Smithfield 

Current Zoning:   475 SF of 183 Ac. 

Agricultural (A10) Zone and 

Public Infrastructure Overlay (PI) Zone 

 

Surrounding Uses:  

North – Agricultural/Telecom facilities 

South – Agricultural/Telecom facilities 

East – Agricultural/Telecom facilities 

West – Agricultural/Telecom facilities

        
 

 

 
 

 
   

 

 
 

 

PROJECT PURPOSE, APPLICABLE ORDINANCE, SUMMARY, AND  PUBLIC COMMENT 

Purpose: 

To review and make a decision for a conditional use permit to allow the replacement of 4 antennas, 2 

cabinets and the placement of two additional antennas on an existing telecommunications tower 

located in the Agricultural (A10) Zone and Public Infrastructure Overlay (PI) Zone at approximately 

7603 North 1000 East. 

Ordinance: 

This proposed use is best defined as “6240 Telecommunication Facility” under Cache County 

Ordinance §17.07 Definitions, and as per §17.09.030 Use Related Definitions, is permitted as a 

conditional use in the Public Infrastructure (PI) Overlay Zone only if reviewed and approved in 

accordance with the conditional use review procedures of §17.06 Uses.  These procedures are 

detailed under §17.06.060 Conditional Uses and §17.06.070 Standards and Criteria for Conditional 

Use.  
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Summary: 
A portion of a 183 acre parcel was rezoned to include the Public Infrastructure (PI) Overlay zone on 6 

November 2013 as Ord. 2013-15.  There is an existing tower and equipment building on the 475 SF 

area. The original conditional use permit recorded on 11 July 2005 was approved for a 50 foot tall 

monopole tower with 4 antennas, one dish, and equipment cabinets.  

  Access: 
 Access to this property is from a private, gravel road that is accessed from Highway 91. 

 The proponent has made the necessary improvements to the existing roadway as noted by the 

Cache County Fire District, and is now a 12’ wide gravel surface. 

 Water supply for fire protection will be provided by Smithfield fire.  

 MUTCD type signage must be placed to clearly identify emergency vehicle access to Crow 

Mountain. 

 Comment from UDOT regarding this access is pending and will be addressed on 7 May 2014. 

Public Comment: 

Notices were mailed to the property owners located within 300 feet of the subject property. One 

public comment received regarding concerns about Crow Mountain’s road improvements and use. 

STAFF DETERMINATION AND FINDINGS OF FACT (3) 

It is staff’s determination that the request for a conditional use permit for Sprint-Crow Mountain, 

located in the Agricultural (A10) and Public Infrastructure (PI) Overlay zone at approximately 7603 

North 1000 East with parcel number 08-020-0001 is in conformance with the Cache County 

Ordinance and should be approved.  This determination is based on the following findings of fact: 

1. The Sprint Crow Mountain conditional use permit has been revised and amended by the 

conditions of project approval to address the issues and concerns raised within the public 

and administrative records. 

2. The Sprint Crow Mountain conditional use permit has been revised and amended by the 

conditions of project approval to conform to the requirements of Title 17 of the Cache 

County Code and the requirements of various departments and agencies. 

3. The Sprint Crow Mountain conditional use permit has been reviewed in conformance with 

§17.06.070 of the Cache County Ordinance, Standards and Criteria for Conditional Use, and 

conforms to said title, pursuant to the conditions of approval. 

CONDITIONS OF APPROVAL (2) 

The following conditions must be met for the development to conform to the County Ordinance and 

the requirements of county service providers. 

1. Prior to recordation the proponent shall meet all applicable standards of the Cache County 

Ordinance, and must: 

a. Place MUTCD type signage to clearly identify emergency vehicle access to Crow 

Mountain. 

b. Work with UDOT in the placement of any signs and any UDOT required 

improvement of the private access road within the UDOT right-of-way. 

c. Establish access rights with all owner(s) of properties crossed by the roadway. 

2. Any further expansion or modification of the facility or site shall require the approval of the 

designated land use authority. 
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