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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  |  09 JULY 2015 
 
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 – Lane Parker 

Review and approval of agenda.  

Review and approval of the minutes of the June 4, 2015 meeting. 

 

5:35 p.m. 

Consent Items 

(1) Marcus Subdivision – A request for a recommendation of approval to the County Council 

for a 2-lot subdivision on 77.55 acres of property located at 7561 West 1000 South, 

Mendon in the Forest Recreation (FR40) Zone and Agricultural (A10) Zone. 

Regular Action Items 

(2) Upper High Creek Conditional Use Permit – A request for approval of a conditional use 

permit to allow the piping of Upper High Creek Canal and the addition of two structures, 

located along Upper High Creek, north of Richmond (Agricultural (A10) Zone). 

(3) Little Bear Field Subdivision – A request for a recommendation of approval to the 

County Council for a 1-lot subdivision and agricultural remainder on 6.19 acres of property 

located at 4341 South 3600 West, Wellsville (Agricultural (A10) Zone).  

(4) Discussion: Title 17.07 - 5100 Recreational Facility  

 

 

 

 

  
 

 

 

 

 

 

 

Board Member Reports 

Staff reports 

Adjourn 
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Present: Stephanie Nelson, Chris Harrild, Josh Runhaar, Rob Smith, Chris Sands, Lane Parker, Brady 1 
Christensen, Megan Izatt 2 
 3 

Start Time: 05:30:00  4 
 5 
Sands welcomed and Christensen gave opening remarks 6 
 7 
05:37:00 8 
 9 
Agenda 10 
 11 
Approved with no changes. 12 
 13 
Minutes 14 
 15 
Approved with no changes. 16 
 17 
05:38:000 18 
 19 
Regular Action Items 20 
 21 
#1 Public Hearing: 5:40 pm – Fuhriman Farm Rezone (Jerry W. Fuhriman) 22 
 23 
Nelson reviewed Mr. Jerry W. Fuhriman’s request to rezone 20.18 acres from the Forest Recreation 24 
(FR40) Zone to the Agricultural Zone (A10) Zone located at 8400 South 3700 West Old Sardine Canyon 25 
Road, Mt. Sterling.  There are no existing dwellings on this property. Historically, this property has been 26 
farmed since 1981, and possibly earlier. Access is adequate and no public comment has been received at 27 
this point.  This property should have been zoned A10 to begin with but when the FR40 zone was created 28 
it was included with the FR40 zone.  There is a possibility to build on this land if it is rezoned to the A10 29 
zone.   30 
 31 
05:47:00 32 
 33 
Smith motioned to open the public hearing; Parker seconded; Passed 4, 0. 34 
 35 
Jerry Fuhriman I appreciated the recommendation to rezone this to A10.  I am concerned that waiting 36 
on the property owner to the north regarding a rezone of their property would hold up our rezone.  As a 37 
community member I paid $450 to be able to have this review and that should be taken into consideration 38 
rather than involving other people at this time.  We purchased the land in 1975 and at that time it was 39 
being used as agriculture.   40 
 41 
5:49:00 42 
 43 
Smith motioned to close the public hearing; Christensen seconded; Passed 4, 0. 44 
 45 
Parker motioned to recommend approval the Fuhriman Farm Rezone from FR40 Zone to the A10 Zone to 46 
the County Council with the stated conditions and findings of fact; Smith seconded; Passed 4, 0. 47 
 48 
05:51:00 49 
 50 
 51 
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#2 Public Hearing: 5:50 pm - UT1 Wellsville V2W Rezone (Daniel Thurgood) 1 
 2 
Nelson reviewed a representative of Verizon Wireless, Mr. Daniel Thurgood’s request to rezone a leased 3 
portion of 42.14 acres to include the Public Infrastructure (PI) Overlay Zone and located in the 4 
Agricultural (A10) Zone at 6100 South 3200 West, east of Wellsville.  The existing tower and equipment 5 
building at this site are a legal, nonconforming use.  Approval of the rezone request would bring the tower 6 
into conformance with the Cache County Land Use Ordinance and allow additional permitting to occur 7 
on the site.  The existing CUPs that have been recorded allow a 120’ tall lattice tower with 14 antennas 8 
and 1 dish.  At present, the tower is 120’ tall with 14 antennas.  Access to this property is adequate. 9 
 10 
05:55:00 11 
 12 
Smith motioned to open the public hearing; Christensen seconded; Passed 4, 0.   13 
 14 
Daniel Thurgood I am here representing Verizon Wireless.  We want to rezone to bring our tower into 15 
conformance with the ordinance and make it a legal use.  We are not planning to increase the compound 16 
or tower but we want to upgrade the equipment on the antennas.   17 
 18 
Nolan Gunnell I own the property to the north of this.  So they are not expanding or going any higher? 19 
 20 
Mr. Thurgood no, we are not expanding. 21 
 22 
Harrild there is a new rule from the FCC and the maximum this tower could go is 140’.  But they would 23 
have to come back to this Commission before they can go any higher then what they are now. 24 
 25 
Mr. Gunnell so he can go to 140 before he would have to come back here? 26 
 27 
Harrild no he would have to come back here for approval. 28 
 29 
Runhaar that is the tallest he can go.  A lot of these are done to upgrade antennas/equipment and in order 30 
to issue a permit it has to be a legal, conforming use.  Right now this is a legal, nonconforming use. 31 
 32 
Mr. Gunnell and that permit only contains designs for that site? 33 
 34 
Runhaar yes.  What we are seeing is that they are making these changes to put new antennas up and 35 
changing the old bigger towers out for smaller towers which lessen the footprint of the site. 36 
 37 
05:59:00 38 
 39 
Christensen motioned to close the public hearing; Smith seconded; Passed 4, 0. 40 
 41 
Smith motioned to recommend approval of the UT1 Wellsville V2W Rezone to the County Council based 42 
on the two findings of fact; Parker seconded; Passed 4, 0. 43 
 44 
06:00:00 45 
 46 
#3 Public Hearing: 6:00 pm – Title 17 – Airport 47 
 48 
Harrild reviewed the changes since the last meeting including the change to the use chart.  Private 49 
Airports will not be allowed in the RU2 and RU5 and would be considered a conditional use in the A10, 50 
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FR40, RR, C, I Zones with dashes placed in the ME and PI Zones.  The addition of text clarifying 1 
temporary and intermittent airports was the main change since the last meeting.   2 
 3 
06:03:00 4 
 5 
Christensen motioned to open the public hearing for Title 17 – Airports; Parker seconded; Passed 4, 0. 6 
 7 
Rachel Holyoak we are very supportive of this and appreciate the council taking the time for this.  I think 8 
this does the right thing in making sure we aren’t infringing on our neighbors but still be allowed to have 9 
an airstrip.  10 
 11 
Smith are you an aircraft owner? 12 
 13 
Ms. Holyoak we are a small aircraft owner and we would like to have a runway. 14 
 15 
Greg Musselman I probably am the person who started this whole thing.  I am a small aircraft owner and 16 
a military and commercial pilot.  I operated a small aircraft off my property for about 8 months before my 17 
neighbor decided they didn’t like it.  The county does need to have oversight over this and the FAA 18 
obviously already does have oversight also.  Basically you are saying we can operate off our property as 19 
long as we go through all the steps with you.  This is a property rights issue for me.  We just want to use 20 
our property in a legal and respectful way and the way we want to.  Chris has done a great job with this 21 
and I give this my full support. 22 
 23 
06:06:00 24 
 25 
Smith motioned to close the public hearing; Parker seconded; Passed 4, 0. 26 
 27 
Commission members discussed intermittent and temporary use.  If people are landing in an area just 28 
intermittently or temporarily the county is not going to regulate that.     29 
 30 
Christensen motioned to recommend approval for Title 17- Airports to the County Council; Smith 31 
seconded; Passed 4, 0. 32 
 33 
06:09:00 34 
 35 
#4 Mountain View Kennels Conditional Use Permit (Patricia Skinner-Bennett) 36 
 37 
Nelson reviewed Ms. Patricia Skinner-Bennett’s request for approval for a conditional use permit (CUP) 38 
to allow a Home Based Kennel for no more than 12 dogs located at 374 North 6000 West, north of 39 
Mendon (Agricultural (A10) Zone).  There is an existing single family dwelling on the property and the 40 
request is for construction of an additional building on the property for a new kennel and to allow up to 12 41 
adult dogs on site.  The dogs consist of personal pets and breeding sets shall be confined to the property 42 
within the fence and/or building(s).   43 
There are fault lines adjacent to this property but the specific location is not known.  A geotechnical 44 
report, as specified under the ordinance, was previously completed on the adjacent subdivision to the 45 
south.  The location of said fault line was not discovered in the mapped location, but it is the opinion of 46 
the geotechnical engineer that it is located several hundred feet to the east.  47 
Access to the property is from UDOT HWY 23 and the UDOT review was completed and approved.   48 
There is an existing dog house on the property that would be removed. The proposed structure/kennel 49 
location meets the minimum 50’ setback and a sound level impact and assessment report will be required 50 
but has not yet been completed. There has been no public comment received so far.  51 
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 1 
Christensen motioned to approve the Mountain View Kennels Conditional Use Permit with the stated 2 
conditions and findings of fact; Parker seconded; Passed 4, 0. 3 
 4 
06:15:00 5 
 6 
#5 Crow Mountain Broadcast Facility Conditional Use Permit (Joe Chambers) 7 
 8 
Harrild reviewed Mr. Joe Chamber’s request for approval of a conditional use permit (CUP) to allow the 9 
modification of existing telecommunications towers located on Crow Mountain at approximately 7530 N 10 
Highway 91, north of Smithfield (Public Infrastructure (PI) Overlay Zone).  This request is to allow the 11 
modification of the tower height for the self supported lattice tower.  It was approved to a height of 140’ 12 
but was built to 160’.  This exhausts the allowable height expansion under the current interpretation of 13 
6409(a).  If you look at the letter of intent there are a number of modifications but most are minor and do 14 
not require the approval of the Commission.  However, any modification to height, such as this, requires a 15 
CUP.  The current FCC statute 6409(a) states that approval must be given if a tower has a height 16 
extension within 10% of their existing height or 20 feet, whichever is greater.  If the request is greater 17 
than that 10% or 20 feet the planning commission will hear but does not have to approve.  Those requests 18 
can be denied.  The guyed tower is 140’ tall as permitted.  There are also multiple antennas and a diesel 19 
generator that have been added without review or approval. These are minor modifications and will be 20 
reviewed through the administrative zoning clearance process once the CUP has been approved.  There 21 
are fault lines directly adjacent to this property, but the specific location is not known.  A geotechnical 22 
report shall be required as specified in §17.18.060.   23 
 24 
Staff and commission discussed waiving the geotechnical report.  Commissioners expressed concerns 25 
with waiving that requirement and felt it should stay.  The height of the tower was discussed.  It seems 26 
like the original condition for 140’ was approved and they deliberately built the tower to 160’.  Many 27 
commissioners do not like that the tower was built taller than what was approved.  Staff doesn’t disagree, 28 
but given that the tower and 160’ height are existing, this appeared to be the best approach to correct the 29 
violations.  There is an agreement between Mr. Davis and the current property owner that allows access 30 
across the property to the top where the towers are located.   31 
 32 
Smith motioned to approve the CUP based on the findings of fact and conditions of approval; Parker 33 
seconded; Passed 4, 0. 34 
 35 
06:29:00 36 
 37 
Staff Reports 38 
 39 
Runhaar we talked about the county resource management plan which is the next state requirement to 40 
expand our plan from 4 elements to 27 elements.  They did this with the understanding that they would 41 
provide funding for the project and at this point there is no mechanism in place for either group to provide 42 
any funding.  The requirement is still in place that it has to be completed in 12 months.  So there is no 43 
money and the time frame is really tight.  The counties are working on getting together to figure out what 44 
they want because there is no real guidance on how to accomplish what they are asking for.  We are 45 
sitting on this at this point to see if they can give more detailed guidance on what they want. 46 
 47 
Harrild you will be seeing an ordinance update regarding the FCC rules and regulation regarding 48 
telecommunication facilities.   49 
 50 
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Staff and Commission discussed the new FCC rules and regulations for telecommunications tower.  The 1 
county can still use height restrictions and require that they still look like a tree if wanted but the county 2 
cannot require they prove that they need the height they are asking for based on a coverage map or 3 
similar. 4 
 5 
Runhaar staff was up at Cherry Peak on Monday.  There are a lot of issues up there.  The building isn’t 6 
complete and they haven’t done any erosion control.  They have plugged up the culverts down below and 7 
our storm water employee is dealing with that.  There are several fail points along the road already and 8 
they have 5 weeks to fix everything because the agreement was that the county would do a chip seal on 9 
that road and so far the county is not willing to accept the road.  Staff is working with them to try and do 10 
everything we can to fix the issues.  They still do not have all the permits to complete the building and 11 
staff is no longer willing to chase them down to get their permits.  The road has to be completed before 12 
they can operate the ski resort.   13 
 14 
06:45:00   15 
 16 
Adjourned 17 
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       STAFF REPORT: MARCUS SUBDIVISION                                            09 July 2015  

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: Todd Marcus Parcel ID#: 11-095-0007   

Staff Determination:Approval with conditions        

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

LOCATION Reviewed by: Stephanie Nelson - Planner I

Project Address: 

7561 West 1000 South 

Mendon, Utah 84325 

Current Zoning:   Acres: 77.55 

       Agricultural (A10) & Forest Recreation (FR40) 

Surrounding Uses:  

North – Agricultural/Residential 

South – Forest Recreation/Residential 

East – Agricultural/Residential 

West – Forest Recreation 

        
 

PURPOSE, APPLICABLE ORDINANCE, AND SUMMARY 

Purpose: 

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

Subdivision. 

Ordinance: 

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

Specific to Base Zoning Districts, a development density of one (1) unit per ten (10) acres is permitted 

in this zone. Adequate acreage is available for both the amendment and subdivision. 
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Summary: 

This proposal is to correct the existing parcel configuration by dividing parcel number 11-095-0007 

into two (2) developable lots that reflect the existing zoning. There is an existing home on the 37.55 

acre proposed Lot #1 in the A10 zone. Lot #2, the 40 acre FR40 zoned parcel, is vacant.    

   Access:  

 Access to the existing dwelling is from county road 1000 South, and is not adequate for further 

residential development. However, given that the new lot is in the FR40 zone and would only 

allow a recreational cabin, and that access to a cabin only requires a 12’ wide gravel roadway, the 

existing access is acceptable. 

Water & Septic: 

 The proposed lots are feasible for an on-site septic tank system. Additional review and permitting 

by the Bear River Health Department may be required prior to placement of a septic system.  

Service Provision: 

 Due to the steepness of 1000 South, residents in this area share a frontload dumpster located at the 

Mendon City shop at approximately 350 West 200 North (1000 South). 

 A school bus stop is located at the intersection of 162 West 300 North, Mendon. 

 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 Mendon Fire Department.  Access for 

emergency services is adequate. 

Sensitive Areas: 

 Moderate slopes and steep slopes are located within the subdivision boundary. Any development, 

including roadways, within moderate slope areas shall require further geotechnical review. 

Public Comment: 

Notices were mailed to the property owners located within 300 feet and municipalities within one 

mile 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 Marcus Subdivision, a 2-lot subdivision for property located at 

approximately 7561 West 1000 South with parcel number 11-095-0007, 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 Marcus 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 Marcus 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 Marcus 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 Marcus Subdivision is compatible with surrounding land uses and will not interfere with 

the use and enjoyment of adjoining or area properties. 
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CONDITIONS OF APPROVAL (2) 

The following conditions must be met prior to recordation for the developments to conform to the 

County Ordinance and the requirements of county service providers. 

1. The proponent shall meet all applicable standards of the Cache County Ordinance. 

2. An access agreement for Lot 2 must be included on the final subdivision plat, or recorded as a 

separate document prior to final plat recordation. 
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STAFF REPORT: UPPER HIGH CREEK CANAL CUP 09 July 2015  

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: Alex Vaz Parcel ID#: 09-028-0007, 18-052-0004, 18-052-0002,   

Staff Determination:Approval with conditions  09-028-0031, 09-044-0021, 09-044-0004, 

Type of Action: Administrative 09-044-0009, and 09-045-0002 

Land Use Authority: Cache County Planning Commission     

PROJECT LOCATION Reviewed by: Stephanie Nelson - Planner I   

Project Address: 

Upper High Creek Canal 

Richmond 

Current Zoning:   Acres: Multiple 

Agricultural (A10) 

Surrounding Uses:  

North – Agricultural/Residential 

South – Agricultural/Residential 

East – Agricultural/Residential 

West – Agricultural/Residential 
 

PROJECT PURPOSE, ORDINANCE, SUMMARY, AND  PUBLIC COMMENT 

Purpose: 

To review the request for a conditional use permit to allow the piping and realignment of the Upper 

High Creek Canal. 

Ordinance: 

This proposed use is best defined as a “6220 Utility Facility, Distribution” under Cache County 

Ordinance §17.07.030 Use Related Definitions, and as per §17.09.030 Schedule of Uses by Zone, this 

use is permitted as a conditional use in the Agricultural (A10) 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 piping and realignment project will occur in the unincorporated county and Richmond City 

boundaries. This description and review does not address the improvements to be completed within 

Richmond City.  

Richmond Irrigation Company owns and operates the Upper High Creek Canal and intend to pipe the 

existing canal to conserve and better manage its water supply. The proposed pipeline will generally 

follow the existing canal alignment and will range in size from 36” to 15” in diameter. At two 

locations, the new pipeline deviates from the existing canal and follows the County rights-of-way on 

High Creek Road and Upper Richmond Road. 

Two small buildings are proposed to house irrigation valves and turbines. At the point where the canal 

leaves Richmond City and enters the unincorporated county the 15” diameter pipe will continue until it 

reaches the existing, open canal. This facility will typically operate on a daily basis and include 

inspection and maintenance as necessary.  

Access: 

 Access to the site is via High Creek Road and Upper Richmond Road, and is adequate.  

 Any road cuts and work done in the Cache County right-of-way must comply with the standards 

listed in the Cache County Manual of Roadway Design and Standards and be reviewed with the 

encroachment permit process.  

Storm Water: 

 An unknown but likely minimal level of storm water has historically entered and continued within 

the existing canal structure. In the areas where the canal will be piped and/or realigned, storm 

water flows will no longer follow the canal channel, but will follow the existing natural drainage 

paths. 

 Areas likely to be impacted by a change in storm water flows have been reviewed by the Cache 

County Storm Water Inspector. This review indicates that there will be little to no storm water 

impact on properties or any existing structures. 

Public Comment: 
The application has entered into agreements with the affected property owners. Notices were mailed to 

the property owners located within 300 feet and municipalities within one mile of the subject property. 

No public comment regarding this proposal has been received by the Development Services Office. 

STAFF DETERMINATION AND FINDINGS OF FACT (3) 

It is staff’s determination that the request for a conditional use permit for Upper High Creek Canal, 

located in Agricultural (A10) Zone on 09-028-0007, 18-052-0004, 18-052-0002, 09-028-0031, 09-

044-0021, 09-044-0004, 09-044-0009, 09-045-0002, and is in conformance with the Cache County 

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

1. The Upper High Creek Canal Piping 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 Upper High Creek Canal Piping has been revised and amended by the conditions of 

project approval to conform to the requirements of Titles 17 of the Cache County Code and 

the requirements of various departments and agencies. 

3. The Upper High Creek Canal Piping 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. 
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CONDITIONS OF APPROVAL (3) 

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. The proponent must adhere to the specification of any site plans, the letter of intent, and 

master plan as submitted to the Cache County Development Services office.  

3. Any further expansion or modification of the facility, site, or permit shall require the approval 

of the designated land use authority. 



Letter of Intent – Conditional Use Permit 
 
Project:  Upper High Creek Canal Piping 
Owner: Richmond Irrigation Company 
 
Project Explanation 
 
The Richmond Irrigation Company owns and operates the Upper High Creek Canal, which 
conveys irrigation water to shareholders near and in Richmond City. The irrigation company is 
proposing to pipe the existing canal to conserve and better manage its water supply. The proposed 
pipeline will generally follow the existing canal alignment. At two locations, the new pipeline 
deviates from the existing canal and follows the County rights-of-way on High Creek Road and 
Upper Richmond Road. Both roadways are designated as Rural (R) roads. 
 
The pipeline is installed in County jurisdiction from Station 0+00 to about Station 170+00 and 
from Station 295+00 to the end of the pipeline. The pipe is installed in the County right-of-way in 
the following sections: 
 

 Station 10+00 to 50+00 (High Creek Road) 
 Station 117+00 to 145+00 (Upper Richmond Road) 
 Cove Lateral (High Creek Road) 

 
The following are locations where the pipe crosses the road: 
 

 Pipeline Station 10+00; High Creek Road; Open Cut; Road Crossing; 36” Pipe 
 Pipeline Station 21+00; High Creek Road; Open Cut; Road Crossing: 36” Pipe 
 Pipeline Station 50+00; High Creek Road; Open Cut; Road Crossing; 36” Pipe 
 Pipeline Station 117+00; Upper Richmond Road; Open Cut; Road Crossing; 30” Pipe 
 Pipeline Station 144+00; Upper Richmond Road; About 200 feet Parallel Installation for 

Cherry Creek Crossing; Place Pipe Above Cherry Creek Culvert; 30” Pipe; CLSM as 
Backfill 

 Pipeline Station 173+00; 500 North Street; Open Cut; Road Crossing; 30” Pipe 
 Pipeline Station 313+50; Richmond State Street; Open Cut; Road Crossing for 12” Lateral 
 Coveville Lateral Station 22+00; High Creek Road; Open Cut; Road Crossing; 18” Pipe 

 
All pipe crossings will be open cut. Asphalt repair detail is shown on Sheet D1 – Detail A. 
Crossings will comply with APWA standards. 
 
Buildings 
 
As part of the project, two small buildings (garage type) will be installed to house irrigation valves 
and turbines. Below is a description of the buildings: 
 

 Richmond Building – This building will house a 16” pressure reducing valve and two 6” 
turbines. The building will be 20’x30’ for a total square footage of 600 SF. The building 



will have a concrete floor and footings with wood framed walls and roof. The building will 
be constructed by TUFF Shed or equal. 
 

 Coveville Building – This building will house a 12” flow control valve and a 6” turbine. 
The building will be 20’x20’ for a total square footage of 400 SF. The building will have 
a concrete floor and footings with wood framed walls and roof. The building will be 
constructed by TUFF Shed or equal. 

 
 The only utility service to the building will be electricity from Rocky Mountain Power. 

 
 There will be no employees or residents on the property. Richmond Irrigation Company’s 

water master will stop by the building daily to check on operations.  
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STAFF REPORT: LITTLE BEAR FIELD SUBDIVISION 09 July 2015  

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: Kyler Archibald Parcel ID#: 11-084-0009   

Staff Determination: Denial        

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

LOCATION Reviewed by: Stephanie Nelson - Planner I 

Project Address: 

4341 South 3600 West 

Wellsville, Utah 84339 

Current Zoning:   Acres: 6.19 

Agricultural (A10) 

Surrounding Uses:  

North – Agricultural/Residential 

South – Agricultural/Residential 

East – Agricultural/Residential 

West – Agricultural/Residential 
        

 

 

PROJECT PURPOSE, ORDINANCE, SUMMARY, AND  PUBLIC COMMENT 

Purpose: 

To review and make a determination regarding the proposed The Little Bear Field 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. 
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Summary: 

This proposal is to divide parcel number 11-084-0009 into one (1) developable lot and an agricultural 

remainder. The total developable acreage for this subdivision is 6.19 acres.   

Access: 

 Access to this property is from county road 3600 West and is inadequate. 3600 West consists of 

an average 12’ wide graveled surface with vegetation on each shoulder.  

 Improvement of 3600 West (county road) must meet the minimum county requirements, 

specifically, a 22’ wide gravel surface from 400 North to the access to Lot #1. This may require 

either the realignment of the irrigation ditch on the east side of the road or moving the utility 

poles on the west side. 

Water & Septic: 

 The proposed lot is feasible for an on-site septic tank system. Additional review and permitting by 

the Bear River Health Department is required prior to placement of a septic system.  

Service Provision: 

 Access for emergency services will require further review following the construction 3600 West. 

Water supply for fire suppression will be provided by the Wellsville Fire Department.   

 The proponent must provide sufficient shoulder space for the residential refuse and recycle 

containers to sit four feet apart and be out of the travel lane along 400 North. 

 3600 West has historically functioned as a farm access road and does not currently receive 

adequate roadway maintenance services for a single family dwelling. There is also an insufficient 

width and no turn around for these services. 

Sensitive Areas: 

  The FEMA floodplain is located on the east end of this property, but is not located on the 

proposed Lot #1. 

  Wetland areas may be present on the agricultural remainder parcel. Additional development of 

this property may require a full wetland delineation. 

  There is a moderate to high liquefaction potential that includes all property within the 

subdivision boundary. 

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 & FINDINGS OF FACT (1) 

It is staff’s determination that the Little Bear Field Subdivision, a 1-lot subdivision and remainder 

parcel for property located approximately 4341 South 3600 West with parcel number 11-084-0009 is 

not in conformance with the Cache County Ordinance requirements and should be denied. This 

determination is based on the following finding of fact:  

1. 3600 West has historically functioned as a farm access road and does not currently receive 

adequate roadway maintenance services (snow removal) for a single family dwelling. The 

roadway width is also insufficient and no turn around area for these services is available. 

However, if Planning Commission and Cache County Council opt to increase the level of service 

provided on 3600 West, the proponent may be permitted to make the necessary improvements to 3600 

West as per the Cache County Manual of Roadway Design and Construction Standards. If that is the 

case, staff may be directed to draft new findings & conditions of approval. 
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17.07.030:  Use Related Definitions 
 
CULTURAL, ENTERTAINMENT, AND RECREATION: 

5100 RECREATIONAL FACILITY: A place, either indoor or outdoor, designed and 
equipped for the conduct of sports and leisure time activities that are operated as a 
business and/or open to the general public for a fee. These facilities are typically operated 
for a period of greater than 30 days per year.  May also include incidental hotel/motel 
accommodations for up to 15 rooms. 

1. Campground: Any area with more than three (3) sites that are improved for 
occupancy by transients using recreational vehicles, motor homes, mobile trailers, 
or tents for dwelling, lodging, or sleeping purposes with a maximum duration of 
stay of two (2) weeks.   
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