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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  | 07 DECEMBER 2017 
 
199 NORTH MAIN, LOGAN, UTAH  |  HISTORIC COURTHOUSE COUNCIL CHAMBERS 

 
 

 
REVISED 

 
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 02 November 2017 meeting. 
 
5:35 p.m. 

 
Regular Action Items 
1. Public Hearing (5:35 p.m.): Jenkins Storage Parking Rezone –  A request for a 

recommendation of approval to the County Council for a rezone of 10.99 acres of property 
at approximately 7860 North Highway 91, near Smithfield, from the Agricultural (A10) 
Zone to an Industrial (I) Zone. 

2. Mt. Naomi Subdivision 1st Amendment — A request for a recommendation of approval 
to the County Council to create a new developable lot (Lot 2) and extend the boundaries of 
an existing one-lot subdivision with an agricultural remainder located at 1285 East 4500 
North, near Hyde Park, in the Agricultural (A10) Zone.   

3. Lower Family Foods Conditional Use Permit – A request for approval of a Conditional 
Use Permit to allow the installation of a water tank for transmission to an off-site private 
industrial facility.  The proposed water tank will be located on 2.46 acres at 1050 South 
State, Richmond, in the Agricultural (A10) Zone.  

4. Zeotech – Little Mountain Mine Conditional Use Permit – A request for approval of a 
Conditional Use Permit to operate a mineral extraction operation on approximately 170 
acres at 9282 North 5800 West, near Trenton, in the Agricultural (A10) Zone.  

5. Discussion: Code Amendments 

6. Elections for Chair and Vice Chair 
 

Board Member Reports 
Staff reports 
Adjourn  
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Present: Angie Zetterquist, Chris Harrild, Josh Runhaar, Lee Edwards, Jason Watterson, Chris Sands, Nolan 1
Gunnell, Rob Smith, Lane Parker, Megan Izatt2

3
Start Time: 05:30:004

5
Watterson welcomed and gave opening remarks6

7
05:32:008

9
Agenda10

11
Approved with no changes.12

13
Minutes14

15
Gunnell motioned to approve the minutes from October 5, 2017; Smith seconded; Passed 5, 0.16

17
05:33:0018

19
Regular Action Items20
#1 Cache County Trails and Active Transportation Master Plan21

22
Dayton Crites updated the commission on the Cache County Trails and Active Transportation Master Plan.23

24
The Commission and staff discussed feedback from the community and surrounding areas.25

26
Sands motioned to recommend approval of the Cache County Trails and Active Transportation Master Plan 27
to the County Council; Gunnell seconded; Passed 5, 0.28

29
05:54:0030

31
#2 Discussion: Code Changes32

33
Harrild reviewed the 2017 legislature changes that affect the Planning Commission. All codes are required 34
to have language that is easy to read, understand, and use. Staff is working to update and rewrite any needed 35
changes to the County Codes.36

37
06:05:0038

39
#3 2018 Meeting Dates and Application Deadlines40

41
Harrild reviewed the dates and application deadlines for 2018. July’s Planning Commission will be held 42
July 12th instead of July 5th.43

44
06:06:0045

46
#4 Upcoming: Elections for Chair and Vice Chair47

48
Elections will be held next month for Chair and Vice Chair.49

50
51
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06:07:001
2

Staff Reports3
4

November 9, 2017 is the Cache Summit for all private and government planners and Planning Commission 5
members. 6

7
06:10:008

9
Adjourned.10
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DEVELOPMENT SERVICES DEPARTMENT PHONE: (435) 755-1640 FAX: (435) 755-1987
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DEVELOPMENT SERVICES DEPARTMENT
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STAFF REPORT: JENKINS STORAGE PARKING REZONE 7 December 2017
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: Michael Jenkins Parcel ID#: 08-016-0023
Staff Recommendation: Denial
Type of Action: Legislative
Land Use Authority: Cache County Council

LOCATION Reviewed by Angie Zetterquist

Project Address: Acres: 10.99
7860 North Hwy 91
North of Smithfield
Current Zoning: Proposed Zoning:
Agricultural (A10) Industrial (I)

Surrounding Uses:
North – Agricultural/Residential
South – Agricultural/Residential
East – Agricultural
West – Agricultural/Residential

FINDINGS OF FACT (19)
A. Request description

1. A request to rezone a 10.99-acre parcel from the Agricultural (A10) Zone to the Industrial (I)
Zone. 

2. This rezone may allow the parcel to establish uses permitted in the Industrial (I) Zone.  The 
applicant’s stated purpose is to operate an outdoor vehicle parking storage business on the west 
end of the property that fronts the highway and use the existing home as a caretaker’s 
residence.  However, the rezone is general in nature and is not tied to any proposed use. Any 
impacts related to permitted and conditional uses allowed within the Industrial Zone will be 
addressed as part of each respective approval process required prior to site development 
activities.
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3. Staff has identified general information as pertains to the subject property to assist the Planning 
Commission and County Council in arriving at a decision. This information is reflected in the 
attached map (Exhibit A) and in the following text:
a. Land Use Context: 

i. Parcel status: In 1996, a Conditional Use Permit and variance were approved to allow 
the division of a one-acre piece of property from 08-016-0023 with no frontage on a 
public road for the construction of a single family dwelling. A building permit was 
subsequently issued for single-family dwelling in July 1996 on one-acre. The one-
acre lot was later recombined into parcel 08-016-0023 in its present configuration.

ii. Schedule of Zoning Uses: Under the current County Land Use Ordinance, the 
Industrial (I) Zone allows for a variety of uses, including the following uses that are 
allowed as a conditional use in the Industrial Zone but are not permitted in the current 
A10 Zone:

General Manufacturing
Storage and Warehousing
Self-service Storage Facility
General Vehicle Repair
Mobile Food Truck (as a zoning clearance)
Sexually-oriented Businesses
Telecommunication Facility
Crematorium
Commercial Kennels/Animal Shelters

iii. The existing home may be considered a caretaker’s residence in the Industrial Zone. 
iv. Adjacent uses: The properties surrounding the subject parcel within a one-mile buffer 

(Exhibit A) are currently zoned A10 and are used for agricultural and/or residential 
purposes.  
There are 30 residential structures within 0.5 miles of the subject property and a total 
of 52 within 1.0 mile.
There are gravel pits operating approximately one-mile south of the subject property 
either as non-conforming uses in the A10 Zone or within the A10 Zone with a 
Mineral Extraction (ME) Overlay.  
The nearest property with an Industrial Zone in unincorporated county is 
approximately a 3-mile drive north on 9800 North near Richmond; the rezone request 
for that property (#09-076-0003) was approved in 2016 for a light manufacturing and 
pet crematorium (i.e., Younker Rezone).  

B. Ordinance—§12.02.010, §17.02.060; §17.08.030 [C]
4. As per §17.02.060, Establishment of Land Use Authority, the County Council is authorized to 

act as the Land Use Authority for this application. 
5. The current County Land Use Ordinance does not specify appropriate locations for the 

Industrial (I) Zone but does contain general guidelines for its implementation. County Land
Use Ordinance §17.08.030 [A] [1] identifies the purpose of the I Zone and includes the 
following:

a. “To provide locations where manufacturing, processing, warehousing, and fabrication 
of goods and material can be carried on with minimum conflict or deleterious effect 
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upon the surrounding properties. The purpose of this zone is also to promote the 
economic well-being of the citizens and to broaden the tax base.

b. This zone must be appropriately served by suitable public roads, have access to the 
necessary water and utilities, and have adequate provision of public services.” 

6. Consideration of impacts related to uses allowed within the Industrial (I) Zone will be 
addressed as part of each respective approval process required prior to site development 
activities.

C. Cache Countywide Comprehensive Plan
7. The Cache Countywide Comprehensive Plan (“Plan”) was adopted in January 1998 with the 

primary purpose of the plan is to recommend orderly future patterns of land use (Plan, pg.1). 
The Plan recognizes that industrial development is a major portion of the economy of the 
County but states industrial development should be limited to existing zones where possible 
and should not be located in areas where they would create land use conflicts (Plan, pg. 31).
Further, the Plan identifies two impacts of industrial development - impacts on adjacent 
property and the transportation system.  Impacts on adjacent property include noise, smell, 
light, and other and it is because of these impacts that general plans try to resolve by 
segregating non-compatible land uses. The Plan does recognize that most of the industrial 
development has occurred in existing municipalities and along the principal highway system 
(US Highways 89/91) (Plan, pg. 82).  Finally, the Plan lists objectives for industrial 
development that include encouraging development close to areas where people work, shop 
and live and encourage infill development instead of leap frog development (Plan, pg. 116).

D. Access—16.04.040 [A], 16.04.080 [E], Road Manual
8. The property has frontage on U.S. Highway 91 on the west side and access to the existing single-

family residence via a private road (7800 North) along the south boundary line of the property.  
9. §12.02.010 adopts the Manual of Roadway Design and Construction Standards (Road Manual) 

for roadway improvement requirements.
10. The Road Manual specifies the following:

a. Private Road: No commercial or industrial development shall be permitted.
11. A basic analysis of private road (7800 North) is as follows:

a. 7800 North is a private road that provides access to the existing single-family residence on 
the subject property and adjacent properties.

b. Any industrial use on the subject property would be prohibited from using the private road. 
12. A basic analysis of U.S. Highway 91 is as follows:

a. Is a state highway that provides access to the general public and is under the jurisdiction 
of the Utah Department of Transportation (UDOT).

b. Any amendment to the access, including an intensification due to an industrial use,
requires UDOT approval. The applicant must meet with UDOT to determine UDOT’s
position on the industrial use proposal. 

E. Service Provisions:
13. §16.04.080 [C] Fire Control – The County Fire District evaluated the access road to the 

subdivision and determined that the access road meets fire code, but future access to the 
individual properties must be reevaluated and may require improvements based on the location 
of any proposed structure on the respective lots. Water supply for fire suppression is provided 
by the Smithfield Fire Department.
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14. §16.04.080 [F] Solid Waste Disposal – Logan City Environmental had no comments on the 
rezone request.

F. Public Notice and Comment—§17.02.040 Notice of Meetings
15. Public notice was posted online to the Utah Public Notice Website on 22 November 2017.
16. Notice was published in the Herald Journal on 26 November 2017.
17. Notices were posted in three public places on 22 November 2017.
18. Notices were mailed to all property owners within 300 feet of the subject property on 22

November 2017. Smithfield City was notified on 29 November 2017. 
19. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office.

CONCLUSION 
Based on the findings of fact noted herein, the Jenkins Storage Parking Rezone is hereby 
recommended for denial to the County Council as follows:

1. The location of the subject property is not compatible with the purpose of the Industrial (I)
Zone as identified under §17.08.030[A] of the Cache County Code as:
a. It is located immediately adjacent to residential and agricultural properties and does not 

meet the stated purpose of the Industrial (I) Zone for industrial uses that are to be located in 
areas where the use can be carried on with minimum conflict or deleterious effect upon the 
surrounding properties. 

b. An industrial development as allowed in the Industrial (I) Zone is incompatible with the 
existing adjacent residential and agricultural uses and conflicts with the stated purpose of 
the Agricultural (A10) Zone to promote and protect agricultural uses and activities where 
farming is a viable component of the local economy. 

2. It is not consistent with the Cache Countywide Comprehensive Plan’s vision for industrial 
development outside already established industrial zones as it impacts adjacent non-industrial 
land uses and establishes a leap frog development pattern instead of infill development.
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STAFF REPORT: MT. NAOMI SUBDIVISION 1ST AMENDMENT 7 December 2017
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: Keith Meikle Parcel ID#: 04-002-0005, 04-003-0019
Staff Determination: Approval with conditions
Type of Action: Administrative
Land Use Authority: County Council

LOCATION Reviewed by Angie Zetterquist

Project Address:
1285 East 4500 North
Hyde Park
Current Zoning: Acres: 55.29
Agricultural (A10)

Surrounding Uses:
North – Agricultural/Residential
South – Agricultural/Residential
East – Agricultural 
West – Agricultural/Residential

FINDINGS OF FACT (23)
A. Request description

1. The Mt. Naomi Subdivision 1st Amendment is a request to expand the boundary of the 
subdivision and create a new developable lot, Lot 2, from the previously approved 1-lot 
subdivision with an agricultural remainder.
a. The Agricultural Remainder (04-002-0005) will increase 22.29 acres to 49.29 acres.
b. The new lot, Lot 2, will be 0.58 acre.
c. There are no changes to Lot 1 (04-003-0019), which remains at 6.0 acres.
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B. Parcel legality
2. The original division of the property occurred through a subdivision approved in August 2008 for 

a one-lot subdivision with an agricultural remainder.  In 2014, the applicant combined the 
agricultural remainder (04-002-0005) with another parcel (08-122-0002) not a part of the 
subdivision without land use authority, resulting in a restricted property. 

3. The proposed Lot 2 currently has an agricultural structure located on the property.  A zoning 
clearance for an agricultural structure was issued in November 2016 and then revised in April 
2017; a zoning clearance can be issued on a restricted property so long as it is strictly an 
agricultural structure. A building permit was not required for the structure as the applicant 
affirmed that it was solely for agricultural purposes, specifically equipment storage and repair.  
(Exhibit A)   The applicant subsequently obtained a building permit (#5312) for the agricultural 
structure as the Agricultural Building Statement he signed clearly states that if a building permit 
and inspections are not obtained at the time of construction the use of the building cannot be 
changed in the future.  In July 2017, another building permit (#5558) was erroneously issued for a 
tenant improvement to the structure to change the use from an agricultural structure to a reception 
hall without approval of a zoning clearance or a conditional use permit (CUP) and without 
resolving the restricted status of the property. The building permit (#5558) does have a condition 
that requires approval of a CUP prior to the Certificate of Occupancy being issued.  

4. Approval of this subdivision amendment application will only resolve the restricted status of the 
property and does not authorize the use of any part of the subdivision for any prohibited or 
conditionally permitted land uses including, but not limited to, a farm stand, a u-pick operation, 
and/or a rental/reception hall.  The applicant must submit an application and obtain approval from 
the land use authority for a Conditional Use Permit to operate any business activities that are 
conditionally permitted in the A10 Zone prior to operating those businesses. See condition #1.

C. Authority
5. §17.02.060 Establishment of Land Use Authority – The County Council is authorized to act as the 

Land Use Authority for this application.  
D. Culinary water, septic system, and storm water

6. §16.04.080 [A] Water Requirements – A domestic, approved water right is required for each of 
the lots. The subdivision is located within the vicinity of Hyde Park City and the applicant has 
provided a letter from the Public Works Director of Hyde Park City, Mike Grunig, confirming 
that culinary water is being provided by the City.  

7. §16.04.080 [B] Sewage Requirements – All proposed lots require a Bear River Health 
Department (BRHD) review to determine feasibility of a septic system on the subject property. 
The applicant has provided a copy of an approved septic tank permit, dated September 28, 2016,
from BRHD for the proposed Lot 2 for an existing agricultural structure located on the property.

8. §16.04.070 Storm Drainage Requirements – A Land Disturbance Permit is required for any future 
development. See condition #2.

E. Access 
9. §16.04.040 [A] Roads – All roads must be designed and constructed in accordance with Title 12 

of the County Code.
10. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in the 

current Manual of Roadway Design and Construction Standards (Road Manual).
11. §16.04.080 [E] Roads and Access – A basic road review is required and must consider:

a. The layout of proposed roads;
b. An analysis of existing roadway compliance with the Road Manual requirements;
c. Existing maintenance;
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d. And any additional impacts to the proposed development access roads.  
12. The Road Manual specifies the following:

a. §2.1-A-4 Local Road, Table 2.2 Roadway Typical Sections: Roads with approximately 40 to 
1500 Average Daily Traffic (ADT). This includes roadways that have the capacity for 
moderate to low speeds and moderate volumes. This category provides a balance between 
through traffic movements and direct access. These facilities move both regional and local 
rural traffic with emphasis on local movements. 

b. Table 2.2 Roadway Typical Sections: Local roads must meet the minimum standards of a 66-
foot-wide right-of-way, two 10-foot-wide paved travel lanes with 2-foot-wide shoulders (1-
foot-wide gravel and 1-foot-wide paved) for a total width of 24 feet. 

c. §2.4-A-1-c: Development on inadequate roadways is not allowed, and any substandard 
sections of roadway access must be improved to meet the minimum standards specified in the 
Road Manual.    

d. Table A-8 Typical Cross Section Structural Values: The minimum structural composition for 
gravel roads requires 14” depth of granular borrow, 6” depth of road base, and paved roads 
required an additional 2.5” depth of asphalt.

e. §2.4-A-4-b: The review of requests for exceptions to the road manual standards for
development on existing roadways must occur through the Design Exception process.

f. §1.8 Authority and Design Exception: Consideration and evaluation of a design exception to 
the Road Manual standards requires full justification and documentation explaining the 
reasoning as to why the roadway standards cannot be met, why an alternative design or 
construction method can meet the intent of the roadway standards, and including any other 
relevant information.  

g. A request for a design exception has not been submitted. 
13. A basic review of the access to the existing lots identifies the following:

a. The existing & proposed lots gain access from 4500 North/1200 East/4400 North, which 
connects to 1000 East, and a private drive.

b. Private Drive/Road:
i. Is a private drive that provides access to the Agricultural Remainder and the proposed Lot 

2 of the subject subdivision from 4500 North.
ii. Consists of a 22-foot wide gravel travel lanes and 2-foot wide gravel/vegetation 

shoulders.
iii. Is not maintained by the County.  

c. 4500 North/1200 East/4400 North:
i. Is an existing, substandard county facility that provides access to the general public.

ii. Currently provides access to five dwellings, vacant lots, and agricultural parcels.
iii. Varies in a width from 22-feet to 16-feet to 14-feet to 20-feet gravel travel lanes with 2-

foot wide shoulders consisting of gravel/vegetation. (Exhibit B)
iv. Has an unknown depth and type of material under the gravel surface.
v. Is maintained year round. 

14. 4500 North/1200 East/4400 North is a substandard road and does not meet the requirements for a 
local road per the road manual based on the number of trips generated by the existing residences.
The road must be improved to meet the minimum standards prior to the recordation of the final 
plat adding another developable lot for potential residential use. See condition #3

F. Service Provision
15. §16.04.080 [C] Fire Control – The County Fire District identified that the existing access is 

acceptable.  Any future development on the property must be reevaluated and may require 
improvements based on the location of any proposed development/use. Water supply for fire 
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suppression is provided by a dry hydrant located on the property for fire protection that meets 
NFPA 1142.

16. §16.04.080 [F] Solid Waste Disposal – Logan City Environmental currently provides service in 
this area for residential uses. Any proposed development/uses in the future that would intensify 
the need for refuse services will need to be reevaluated. Logan City Environmental cautions that 
due to winter or wet weather conditions, collection may be skipped if trucks are unable to access 
this area.

17. §16.04.080 [D] School Bus Service – School bus service is located at a stop at 4500 North 1000 
East (i.e., 400 East in Hyde Park).

G. Sensitive Areas
18. §17.08.040 General Definitions, Sensitive Area; §17.18 Sensitive Area

a. GIS data indicates that the subject property has a fault line that runs north to south through the 
eastern side of the property. Any future development or change of use will require a geo-
technical report if the development is located within the hazard area(s). See condition #4.

b. The subject property is located within the Airport Influence Area. 
c. A canal owned by the Cache Highline Water Association runs along the eastern boundary of

the subdivision. Future development shall not occur in waterways.  
H. Public Notice and Comment—§17.02.040 Notice of Meetings

19. Public notice was posted online to the Utah Public Notice Website on 22 November 2017.
20. Notice was published in the Herald Journal on 26 November 2017.
21. Notices were posted in three public places on 22 November 2017.
22. Notices were mailed to all property owners within 300 feet and cities within 1-mile of the subject 

property on 22 November 2017.
23. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office.

CONDITIONS (4)
Based on the Cache County Subdivision and Land Use Ordinances, Road Manual, and on the findings of 
fact as noted herein, staff recommends the following conditions:

1. The applicant must submit an application for and obtain approval of a Conditional Use Permit 
prior to operating any business activities within the subject subdivision. (See B-4) 

2. A Land Disturbance Permit is required for any future development. (See D-6)
3. Prior to recording the final plat, the proponent must improve the portion of 4400 

North/1200/East/4500 North to meet the minimum county requirements for a Local Road as 
specified in County Road Manual for residential development; a future change of use will require 
additional improvements. The design of all roads providing access to the development must be 
reviewed and approved by the Cache County Engineer for compliance with applicable codes. A 
full set of engineered design and construction plans must be submitted and must address issues of 
grade, drainage, and base preparation and construction. Fees for any engineering plan and 
construction review above the base fee collected for road review must be borne by the proponent.
(See E-14)

4. A geotechnical report must be completed for any structures located within a hazard area. (See G-
17)

CONCLUSIONS (1)
Based on the findings of fact and conditions noted herein, staff recommends approval of the Mt. Naomi
Subdivision 1st Amendment as:

1. It has been reviewed in conformance with, and meets the requirements of, the Cache County 
Subdivision and Land Use Ordinances.
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DEVELOPMENT SERVICES DEPARTMENT PHONE: (435) 755-1640 FAX: (435) 755-1987
179 NORTH MAIN, SUITE 305 EMAIL: devservices@cachecounty.org
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DEVELOPMENT SERVICES DEPARTMENT
BUILDING | COUNTYWIDE PLANNING | ENGINEERING | GIS | PLANNING & ZONING  

       
STAFF REPORT: LOWER FAMILY FOODS CUP 7 December 2017
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 Wood Parcel ID#: 08-002-0056
Staff Determination: Approval with conditions
Type of Action: Administrative
Land Use Authority: Planning Commission

PROJECT LOCATION Reviewed by Angie Zetterquist

Project Address:
~1050 S. State Street
south of Richmond
Current Zoning: Acres: 2.46
Agricultural (A10) 

Surrounding Uses:
North – Agricultural/Residential/Richmond City
South – Agricultural/Residential
East – Agricultural/Residential
West – Agricultural/Residential

FINDINGS OF FACT (28)
A. Request description

1. The Lower Family Foods Conditional Use Permit (CUP) is a request to allow the installation of 
a 200,000-gallon water tank for the transmission of non-consumptive water from an on-site 
well to an off-site private industrial facility.  In addition to the water tank, a 2,400-square-foot 
well house will be built to provide protection for the well-head and related equipment (Exhibit 
A).

The installation of the water tank and transmission line will provide additional water supply for 
food preparation processes at Lower Foods, Inc., located at 700 S. 200 W. in Richmond.  
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2. In April 2015, the County Council approved a request to amend the Funk Subdivision to add 
Lot 2 for the sole purpose of accommodating a pumping station/water utility to provide water 
for Lower Foods (Exhibit B). Although the subdivision amendment was for the express 
purpose of accommodating the water utility use, the use itself still requires approval of a 
Conditional Use Permit in order to operate.

3. As stated, the applicant is proposing to add a water storage tank, a well house, and install a 
transmission line onsite to service industrial needs at an off-site location.  The letter of intent 
for the Lower Family Foods CUP reflects the proposed improvements (Exhibit C): 
a. New Construction

i. A new well-house will be constructed around the existing well head on the property.
The well-house will be approximately 2,400 square feet and designed to resemble a 
barn to better blend in with the surrounding residential and agricultural uses.  The 
structure will serve to protect the well head and for storage of maintenance equipment. 

ii. The concrete water tank will hold 200,000 gallons of water and positioned so that half 
of the tank will be below ground.  The other half of the tank projecting above ground 
will have backfill placed around it so that it appears to be a small hill. See condition #1

iii. The subject property is a flag lot with a long access drive.  The location of the new 
well-house and water tank will be setback approximately 1,200 feet from the county 
road, South State Street. 

b. Operation
i. The operation is an unmanned facility, but does require regular visits by one or two 

employees to maintain the well and ensure it is operating properly.  Regular 
maintenance checks by employees will occur during normal business hours, 7 a.m. to 5 
p.m., Monday through Saturday.  Response to an emergency situation will occur as 
necessary.

ii. Deliveries of materials to maintain quality of the well water are anticipated to occur 
every two to three months.

4. Any expansion or modification of the proposed use must obtain the approval of the Land Use 
Authority. See condition #2

B. Conditional Uses See conclusion #1
5. §17.06.050-B, Conditional Uses, directs the Land Use Authority to review conditional use 

permit (CUP) requests based on the standards and criteria that are defined therein and include: 
a. Compliance with law; 
b. Health, safety, and welfare; 
c. Adequate service provision;
d. Impacts and mitigation.

C. Compliance with law See conclusion #1
6. The County Land Use Ordinance stipulates that:

a. The proposed conditional use must comply with the regulations and conditions specified in 
the County Code and other applicable agency standards for such use. 

b. The proposed conditional use must be consistent with the intent, function, and policies of 
the Cache County General Plan, Ordinance(s), and land use, and/or compatible with 
existing uses in the immediate vicinity. 

7. §17.02.060, Establishment of Land Use Authority, authorizes the Planning Commission to act 
as a Land Use Authority for a CUP. See conclusion #2

8. The subject parcels have been determined to be a legal per the “Policy for Determination of 
Parcel Legality” dated 29 August 2013 as follows:
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a. 08-002-0056 – Legal; Subject property was legally established as Lot 2 of the Funk 
Subdivision after the County Council approved an amendment to the subdivision in 2015.  
The original subdivision of the parent parcel (08-002-0017) was approved in 1994 through 
a Conditional Use Permit. 

b. Encroachment Permit 2017-050: issued for water line installation under South State Street. 
9. §17.07.030, Use Related Definitions. The proposed use is best defined under 

“Use Type 5610, Utility Facility, Distribution, Water/Waste Water Transmission Line” 
although the definition does not include the storage of water, only the transmission of water. 
There is currently no use type that directly addresses water storage either as a primary or 
accessory use. Based on the proposed use and the lack of a use type in the Code that 
specifically allows for water storage, staff believes there is a clear association between water 
transmission and water storage that would allow for the applicant’s proposed use to be 
considered under the requirements of a CUP for use type 5610, Utility Facility, Distribution, in 
the A10 Zone versus being a prohibited use under §17.06.010(B). This section of the county 
code prohibits any use which is not identified by Title 17 as either a permitted, zoning 
clearance, condition, or nonconforming use.  Given that the subdivision amendment approved 
in 2015 by the County Council plainly identified the future use of the new lot as a pumping 
station/water utility and that the County has approved water tanks in the past (i.e., 2012 -
Richmond City Water Tank and Paradise City Water Tank), it appears it is not the intent of the 
Code to prohibit water tanks and the identified use type is appropriate for the proposed use.
The applicant has also agreed that this is the best option under the Code. 

10. §17.09.030, Schedule of Uses by Zoning District, permits this use as a CUP in the Agricultural 
(A10) Zone only if reviewed and approved in accordance with the conditional use review 
procedures of §17.06 Uses as noted. 

D. Health, safety, and welfare See conclusion #1
11. The County Land Use Ordinance stipulates that:

a. Proposed CUP uses must not be detrimental to the public health, safety and welfare of 
persons residing or working in the vicinity, or injurious to property or improvements in the 
vicinity.  A conditional use shall be considered detrimental if:

i. It causes unreasonable risks to the safety of persons or property because of vehicular 
traffic or parking, or other similar risks, and/or;

ii. It unreasonably interferes with the lawful use of surrounding property.
12. The primary activities as identified within the Lower Family Foods CUP Letter of Intent are 

proposed to only occur on parcels 08-002-0056 and will not cause unreasonable risks to the 
safety of persons or property and it does not unreasonably interfere with the lawful use of 
surrounding properties. 
a. The location of the water transmission line that connects the water tank to the off-site 

industrial facility has not yet been identified.  Based on initial information from the 
applicant, the line consists of an 8-inch PVC pipe that extends approximately 2,000 linear 
feet across South Street and through private property to the private industrial facility. See 
condition #3. 

E. Adequate service provision See conclusion #1
13. The County Land Use Ordinance stipulates that:

a. The proposed conditional use must not result in a situation that creates a need for essential 
services that cannot be reasonably met by local service providers, including but not limited 
to: Roads and year round access for emergency vehicles and residents, fire protection, law 
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enforcement protection, schools and school busing, potable water, septic/sewer, storm 
water drainage, and garbage removal.

14. Water: The applicant has obtained the state approved water rights for the proposed use (#25-
6829, a44207). 

15. Access: The subject property is a flag lot that gains access from South State Street, which is a 
county road that receives maintenance at the subject location; the road become a Richmond 
City road approximately 300 feet north of the access point to the property.
a. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in 

the current Manual of Roadway Design and Construction Standards (Road Manual).
16. The Road Manual specifies the following:

a. §2.4-A-1-c-iii – Unmanned utility facilities are exempt from meeting roadway standards.
See conclusion #3

17. A basic review of the access to the existing lots identifies the following:
a. The existing lot gains access from county road South State Street.
b. South State Street:

i. Is an existing county facility that provides access to the general public.
ii. Currently provides access to multiple dwellings, vacant lots, and agricultural parcels.

iii. Consist of an average 21-foot wide paved roadway with 4-foot gravel shoulders on both 
sides.

iv. Has an unknown depth and type of material.
v. Is maintained year round by the county.

c. Private Access Drive:
i. The subject property is a flag lot that is accessed by a private access drive measuring 

approximately 1,000 linear feet.
ii. Will provide access to the new well-house and water tank.

iii. Consists of an average 12’ wide gravel road.
iv. Has an unknown depth of material. 

d. The identified access roads will not be impacted by in an increase in Average Daily Traffic 
due to this proposal. See conclusion #3.

18. Parking: 
a. §17.22 Off Street Parking Standards – All uses included under Use Index 5000, Public, 

Institutional, and Utility Uses, require a Parking Analysis be conducted to determine the 
required number of parking spaces needed to demonstrate that sufficient accommodation 
has been made for the volume of traffic expected to be generated by the size and type of the 
proposed use. The Parking Analysis must conform to §17.07.040 General Definitions and 
§17.22 Off Street Parking Standards. See condition #4

19. Refuse: 
a. The applicant has stated that the on-site refuse will be transported to the Lower Foods 

primary facility in Richmond for weekly pickup.  Logan Environmental will not need to 
access the site for pick-ups.

20. Fire: §16.04.080 [C] Fire Control – The County Fire District identified that the existing access 
is acceptable, but that future development on the property must be reevaluated and may require 
improvements based on the location of any proposed development. Water supply for fire 
suppression would be provided by the Richmond City Fire Department

F. Impacts and mitigation See conclusion #1
21. Utah Code Annotated §17-27a-506, Conditional uses, item 2-a specifies that “A conditional 

use shall be approved if reasonable conditions are proposed, or can be imposed, to mitigate the 
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reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards.” 

22. The County Land Use Ordinance stipulates that:
a. Reasonably anticipated detrimental effects of the proposed conditional use must be 

substantially mitigated by the proposal or by the imposition of reasonable conditions to 
achieve compliance with applicable standards. 

b. Examples of potential negative impacts include but are not limited to odor, vibration, light, 
dust, smoke, noise, impacts on sensitive areas as defined by the Code, and/or disruption of 
agricultural practices.

23. Known or reasonably anticipated detrimental effects of the use are as follows:
a. Sensitive Areas: The parcels proposed as part of the CUP contain the following sensitive 

areas: 
i. The Richmond Irrigation Company canal runs north-south through west side of the 

property in the access drive area.  
ii. The subject property is located within an Agriculture Protection area.

G. Public Notice and Comment—§17.02.040 Notice of Meetings
24. Public notice was posted online to the Utah Public Notice Website on 22 November 2017.
25. Notice was published in the Herald Journal on 26 November 2017.
26. Notices were posted in three public places on 22 November 2017.
27. Notices were mailed to all property owners within 300 feet and cities within 1-mile of the 

subject property on 22 November 2017. 
28. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office.

CONDITIONS (4)
These conditions are based on the Cache County Land Use Ordinance and on the findings of fact as 
noted herein:

1. A Land Disturbance Permit is required for any future development. See A-3
2. The applicant shall operate the water utility storage and transmission facility in accordance 

with the Letter Intent provided and any expansion or modification of the proposed use must 
obtain the approval of the Land Use Authority. See A-4

3. Prior to recordation, the applicant shall provide the Development Services Office a copy of a
map showing the location of the transmission line connecting the well head to the industrial 
facility in Richmond City. See D-12

4. Prior to recordation, a Parking Analysis as defined by the Cache County Land Use Ordinance 
must be submitted to the Development Services Office for the review and approval of the 
Director to determine the sufficient number of parking spaces needed for the facility. See E-18

CONCLUSIONS (3)
Based on the findings of fact and conditions noted herein, the Lower Family Foods CUP is hereby 
approved as follows:

1. It has been reviewed by the Planning Commission in conformance with, and meets the 
requirements of, the Cache County Land Use Ordinance, and; See B,C, D, E, F

2. As per §17.02.060, Establishment of Land Use Authority, the Planning Commission is 
authorized to act as the Land Use Authority for this CUP request. See C-6

3. As per §2.4-A-1-c-iii, unmanned utility facilities are exempt from meeting roadway standards.
See E-15, E-16
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Executive Summary

This master plan is written for Zeotech Corporation, Owner of the proposed Little Mountain Mine 
gravel resource area.  This report has been written as partial fulfillment of Cache County Mineral 
Extraction and Excavation Master Plan requirements, Title 17.13.050 (Cache County Code).  

The gravel resource area is proposed to encompass a total area of 43.46 AC to the excavation limit, 
plus an additional 3.53 AC necessary for access roads and retention ponds.  The total accumulated 
area of 46.99 AC will be impacted for gravel extraction and operations.  The proposed resource area 
is located on two adjacent parcels; Zeotech Corporation parcel (Tax ID #13-004-0008) and United 
States of America parcel (Tax ID #13-004-0002).  The United States of America parcel is under the 
jurisdiction of the United States Department of the Interior, Bureau of Reclamation (Reclamation).  
Zeotech Corporation has worked through the NEPA process with Reclamation for all necessary 
approvals and agreements for cross-access and gravel extraction; a Finding of No-Significant-
Impact (FONSI) was provided for the project on June 2009 and is attached herein as Appendix B.
The Bureau was contacted by phone for this re-submittal and as long as the action alternative
remains the same, the FONSI is still valid.

Excavation shall be implemented through a series of three phases.  Production volumes are 
proposed to increase each year from year 1 through year 6.  Production volumes have been based 
upon estimated volumes of the zeolite resource and projected sales.  Gravel resource extraction is 
expected to continue for 25 years and beyond.   

Slope restoration and reclamation is proposed to be ongoing as final grade surfaces are established 
in the resource area.  The pit is proposed to take a “back-door” approach by beginning the 
excavation process on the eastern most portion of the identified resource.  This approach shall allow 
for establishment of finish grade surfaces at higher elevation prior to exhaustion of the resource.  
Post-operations reclamation shall include full vegetative restoration and contouring of the finish 
grade surface.   

.
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1.0 Introduction and Master Plan Overview

Zeotech Corporation has identified and delineated a clinoptilolite (natural zeolite mineral) 
deposit on the northwest flank of Little Mountain in Cache County, Utah.  The deposit is 
located in Section 4, T13N, R1W between the towns of Trenton and Newton in northern 
Cache Valley and about 15 miles north of Logan, Utah.  The zeolite mineral occurs as an 
alluvial deposit that contains zeolite mineral ore clasts that vary in size from 12 inches to 
the size of a sand particle.  The Utah Department of Natural Resources has determined 
that the deposit shall be governed under “Sand, Gravel and Rock Aggregate” regulations.  
Zeotech Corporation has purchased a large portion of this deposit, approximately 138.56 
acres in the NW quarter of section 4 and they are proposing an agreement with the US 
Bureau of Reclamation for the rights to extract mineral from an adjacent 32.5 acres 
owned by the United States Government.

In July and August, 2006 Zeotech drilled 16 holes in USBR and private lands to 
determine the nature and extent of the zeolite deposit.  Results of the work determined 
that the deposit contains in excess of two million tons of clinoptilolite ore ranging from 
about 10 feet to over 100 feet thick.  The ore is a potassium clinoptilolite with 70 to 80 
percent zeolite mineral content.  A truckload sample was loaded and sent to Zeotech’s
Tilden, Texas plant where it was processed and has been evaluated for various 
applications.

The proposed mineral extraction will consist of removal of soil and overburden (less than 
3 feet) that will be stockpiled on-site.  The extraction process is a typical dry excavation 
process. No water is anticipated in the extraction and processing stages, due to naturally 
occurring moisture rates of 10%-12%.  It is expected that Zeotech will perform primary 
crushing at the excavation site, and haul the material to an off-site location for further 
size reduction and processing as needed.  

Gravel mining operations are typically identified as potential contamination sources to 
ground water because they are located in very permeable soils.  However, because of the 
nature of the zeolite material and its absorptive capabilities, the potential for groundwater 
contamination is greatly reduced.  

This Master Plan has been divided into the following sections:

2.0 Site Access, Circulation, Staging and Transport
This section will focus on providing the necessary access to site, addressing any 
impacts to existing roads and how those will be addressed.  This section will also 
discuss necessary haul road widths, slopes and proposed improvements, turnaround 
areas, material deposition locations, safety and controlled access.

3.0 Excavation, Implementation and Operations
This section will include reference to topographic maps of pre- and post- operations 
conditions.  A general description of operations will be defined as well as estimated 
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volumes of material. An implementation and schedule of operations will be 
developed to show the order of excavation from implementation to final closure.

4.0 Storm Water Management, Erosion Control and Pollution Prevention
This section will focus on providing best management practices for the operator to 
follow.  An outline of the intended storm water capture area and retention basin 
locations are provided as well as required storage volumes and sediment reduction 
strategies.  

5.0 Reclamation and Restoration
This section will provide the necessary information and procedures for restoring the 
post-project site to pre-project vegetation and infiltration conditions in order to 
protect the ground water and the environment.

The Owner will follow the general sequence of major activities listed below:

Install and stabilize new entrance
Construct and excavate for haul road to staging/turnaround area
Construct necessary road improvements to maintain access road to radio tower
Abandon and reclaim old road entrance
Clear brush and other vegetation for site excavation of first 5-acre parcel
Install erosion control measures, including retention basin #1
Strip the topsoil and overburden (subsoil), stockpile on site
Excavate materials to be moved to the off-site processing location
Haul excavated material to off-site processing location
Maintain and groom the haul roads
Finish slopes according to specifications
Replace and compact clay material to meet permeability requirements
Replace topsoil and reseed with vegetation
General cleanup
Seed and stabilize disturbed areas where required
Restore resource area to previous vegetative coverage

The gravel resource area will be restored to Bureau of Reclamation standards to meet the 
goals of the Newton Reservoir Resource Management Plan.  
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2.0 Site Access, Circulation, Staging and Transport

Site Access
Transport and other heavy vehicle access to the proposed gravel resource area will be 
from State Road 142, north of the property, through 5800 West and onto a newly 
constructed haul road as shown in Appendix A (Sheet MP1.4 – Circulation and Access).  
No transport or heavy vehicle access to the property shall be allowed from the south.  

Currently, there is an access easement and unimproved road, which provides access to the 
radio towers on top of Little Mountain. This access easement will be re-aligned after 
construction of the new haul road and access will be maintained to these radio towers.  
Temporary access shall be maintained during the course of construction.

Access to the site will be controlled through the use of gates and fencing.  It is proposed 
that a gate be installed just south of the intersection of the haul road and the radio tower 
access road.  It is also proposed that the gate for the radio tower access road be relocated 
to the intersection of the new access road extension and the haul road (See Sheet MP1.4 –
Circulation and Access).  Fencing is proposed around the perimeter of the site. Existing 
fencing shall be maintained and repaired as necessary.  New fencing is proposed along 
the western boundary of the property, providing restricted access to the proposed gravel 
resource area.  Proposed locations for this fencing are shown on Sheet MP1.4 –
Circulation and Access.

Circulation
The new haul road shall intersect 5800 West as shown in Appendix A (Sheet MP1.4 –
Circulation and Access).  The haul road shall be constructed as a two-lane gravel road.  
The lane width shall be 12’ each way with a 2’ shoulder, the roadway shall be crowned at 
2% to the shoulder, and the shoulder shall slope at 4%.  The roadway cross-section shall 
consist of a minimum of 4” compacted road base over 12” pit run.  Operator to conduct 
all necessary geotechnical testing to ensure this recommended cross-section is suitable, 
operator may adjust depths as necessary based upon on-site conditions.  Haul road shall 
not exceed a slope of 8% from intersection to turnaround/staging area.   

Staging
A turnaround, loading and staging area shall be constructed.  It is anticipated that this 
area will provide enough area to load the haul truck, provide material stockpiling and 
screening areas and equipment storage/parking.  Primary crushing to minus 3” material is 
proposed in this area.  Additional material processing shall be done at an off-site location.  
Preliminary layout and dimensions for this area are shown on Sheet MP1.4 – Circulation 
and Access.

Transport
It is anticipated that primary crushing, minor screening and material stockpiling shall be 
done on-site.  Processing of resource material shall be conducted at an off-site location.  
Transport of material shall be conducted on an incremental scale as production and sales 
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volume increases (See Table 2.1 below).  Estimates have been based upon +/- 20 cubic 
yards/truck, however more volume per load is feasible. Operator to ensure all transport
vehicles meet minimum state and local standards and total allowed transport weight is not 
exceeded.  Production projections have been estimated as follows:

Phase Year Excavation Volume Tonnage Truck trips/day
(+/-20 cy/truck)

1 1 6,349 cubic yards 6,000 tons 2-3
1 2 10,580 cubic yards 10,000 tons 3-4
1 3 15,870 cubic yards 15,000 tons 5-6
1 4-6 26,450 cubic yards 25,000 tons 6-10
1 6-25 < 52,900 cubic yards < 50,000 tons 10-14
2 25-45 < 52,900 cubic yards < 50,000 tons 10-14
3 45-65 < 52,900 cubic yards < 50,000 tons 10-14

Table 2.1 – Production estimates and truck trips per day.

3.0 Excavation, Implementation and Operations

ZeoTech will extract zeolite resource from an area of 43.46 acres covering both 
previously mentioned properties.  The entrance/access and retention basin area will cover 
another 3.53 acres as shown in Appendix A (See Sheet MP1.1 – Adjacent Lands/Area 
Dimensions).  The total impacted area is approximately 46.99 acres.  
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Excavation and Implementation
Excavation will begin at the proposed intersection and access road and will proceed in 
three Phases until the Zeolite resource is exhausted.  The excavation will begin in order to 
complete the access/haul road up to the turnaround/loading area (See Sheet MP1.4-
Circulation and Access, Appendix A).  Once the access/haul road has been constructed 
and all storm water features are in place, resource extraction will begin.  See Appendix A 
(Sheet MP1.6 – Phasing and Operations).  The areas and estimated excavation volumes 
are summarized in Table 3.1.

Phase Purpose Area Volume

1 Roads and Basins 10.22 acres 506,983 cubic yards
Resource 22.82 acres 1,364,677 cubic yards

2 Resource 16.72 acres 1,091,948 cubic yards
3 Resource 17.39 acres 1,136,517 cubic yards

Closure Total Excavation 46.99 acres 4,100,125 cubic yards

Table 3.1 – Phasing areas and volumes.

Resource extraction will begin from the turnaround/loading area.  Excavation of material 
will include stripping of topsoil and overburden to be used to reclaim finish grades as 
established.  As excavation progresses finish surface gradients not to exceed 3H:1V shall 
be established along the eastern edge.  It is proposed that the finish grade slope of the 
eastern edge be established as soon as possible as excavation and resource extraction 
moves westward.   

Operations
The unique properties of clinoptilolite natural zeolite make it suitable for a wide variety 
of applications.  A great many of the commercial uses are beneficial to the natural 
environment.  This is due to the ability of zeolite to trap ammonia, heavy metals and to 
reduce the rate of nutrient leaching in potting mixes and in soils.  Zeolite fed to animals 
buffers ammonium ions through the gut and results in less odorous manure and higher 
nitrogen values retained in the manure.  It also binds mold toxins (mycotoxin) in the gut 
allowing improved animal performance.  When added to compost piles, the zeolite again 
traps and holds ammonia to make an improved compost product.  Applied in fine, 
granular form, it reduces nutrient leaching from lawns and golf courses into waterways 
and it provides more nutrients over a longer period of time to the plant root. 

In cat litter and animal bedding applications the zeolite absorbs urine and fecal odor 
resulting in an improved environment.  In a totally separate application, University 
testing has shown efficacy in replacing up to 20 percent Portland cement in concrete 
mixes.  It has been calculated that placement of each ton of zeolite in cement would 
reduce carbon dioxide emissions by approximately 1,000 lbs.  This is due to elimination 
of an equivalent amount of calcined limestone.   Calcining of limestone gives off carbon 
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dioxide.  Zeolite has been used since Roman times in mortar mixes for brick and stone 
laying.

The Little Mountain zeolite, subject to additional testing, appears suitable for water 
filtration.  Zeotech would shift existing production of over 2,000 annual tons to the Little 
Mountain deposit.  Filtration of water is used in municipalities, industrial polluted water 
and in swimming pools.  The zeolite removes turbid (dirt) particles to make the water 
clear and clean.  In many applications, zeolite is used to reduce turbidity prior to reverse 
osmosis in order for reuse of sewage and industrial polluted waters. Projections of the 
magnitude of capital investment and expenditures to produce a ton of finished product are 
not entirely known as of January, 2017.  A general estimate is that in the first three years 
of the project, the investment is expected to exceed one and a half million dollars for 
equipment and infrastructure.  It is also assumed that about 65 percent of the gross sales 
dollars of product produced will be spent on production costs.  Production costs include 
labor, fuel, parts and supplies, contract labor and consultants, accounting, transportation, 
royalties and costs of marketing the products.  The majority of the expenditures will be 
within Cache Valley or within Utah.

Mineral extraction and haulage to a process site may be contracted until the volume 
reaches about 15,000 tons annual production.  A local contractor employing 3 to 4 people 
would be hired.  Zeotech may opt to do its own extraction, primary crushing and hauling 
at levels of production above 15,000 tons.  Again, this process would employ three to 
four individuals.  Once the ore is extracted and shipped to the plant, the labor would be 
divided into Processing and Packaging.  In order to process 10,000 to 25,000 tons, 
employment needs would be from 4 to 8 full-time employees.  Packaging labor is the 
least technically demanding job and requires the most people.  In an operation that 
produced 25,000 tons of which 15,000 tons were packaged, the employee needs would be 
about 10 for packaging lines.  

Job Type Number of Employees

Mineral Extraction and Hauling 3-4
Mineral Processing 4-8

Packaging and Shipping 6-10

Table 3.2 - Employees required for 10,000 to 25,000 annual tons production.
4.0 Storm Water Management, Erosion Control and Pollution Prevention 

The excavation of zeolite material from this proposed resource area has been given an 
exemption from the “Utah Mined Land Reclamation Permitting Requirements” by the 
State of Utah, Department of Natural Resources, Division of Oil, Gas and Mining.  
Furthermore, this resource area is qualified for a regulation under “Sand, Gravel and 
Rock Aggregate” definitions as stated in a letter from State’s Minerals Regulatory 
Program, dated November 15, 2006.  
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Excavation from these types of operations is an ongoing process where stabilization is 
not possible on the excavated surface.  However, the operator shall ensure all structures 
to control storm water will be in place and slopes will be stabilized according to storm 
water runoff regulations and required permits.  Once finish grades are established and 
topsoil has been replaced all slopes will be seeded to prevent future erosion.

Stormwater control channels and berms will be used to convey water to proposed catch 
basins, settling ponds, and retention areas (See Sheet MP1.5 Stormwater and Erosion 
Control, Appendix A).  Structures have been proposed where necessary to keep sediment 
from leaving the property boundaries.   

Storm water management will be under the direction of State of Utah regulations and the 
required storm water permit. The Owner/Operator shall agree to obtain the necessary 
storm water permit from the State of Utah.  

All of the erosion control management will be in accordance with the specifications in 
this Master Plan and the storm water permit.  Once the structures are in place they will be 
maintained and cleaned in accordance with storm water permit and this Master Plan.  The 
Owner/Operator shall inspect and evaluate the storm water control measures at least once 
a year and during storm events.  

The Owner/Operator shall follow the storm water maintenance and inspection procedure 
listed below:

All control measures will be inspected at least once each week and after a storm 
event of 0.5 inches or greater.
All measures will be maintained in good working order; if a repair is necessary, it 
will be initiated within 24 hours of report.
The sediment basin will be inspected for depth of sediment, and built up sediment 
will be removed when it reaches 10 percent of the design capacity or at the end of 
the job.
Any diversion dikes will be inspected and any breaches promptly repaired.
A maintenance inspection report will be made after each inspection, inspections 
shall be made at a minimum of every 7 days or every 14 day and after a storm 
water even with an accumulation of 0.25 inches or greater.
All non-storm water discharges will be directed to the sediment basin prior to 
discharge.
The operator agrees to maintain the retention basins for up to two years after the 
resource area (the project) has been reclaimed.  The project shall be evaluated 
prior to the removal and reclamation of the retention basins.

Sheet MP1.5-Stormwater and Erosion Control in Appendix A shows the proposed 
elements of storm water and erosion control.  The proposed channels adjacent to the haul 
road are the primary conveyance for storm water and sediment.  The channels carry water 
to two proposed inlets that convey water into Basin #1 through a stabilized outlet.  The 
primary function of this basin is for the settlement of silt and other suspended solids, it 
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actually functions as a detention basin holding water until full enough to overflow 
through an outlet structure and back into the channel.   From here the water flows to a 
second set of inlets conveying water into retention Basin #2.  

As directed by the Cache County Development Services Department a 25-year design 
storm was used with duration of one-hour.  The rational method was used to calculate
runoff generated from this design storm and to determine a total storm water storage 
volume that would be required.  The total required storage volume is 112,439 cubic feet.  
The combined storage volume provided by Basin #1 and Basin #2 is 116,221 cubic feet.  
More detailed information and additional notes can be found on Sheet MP1.5 in 
Appendix A.  

5.0 Reclamation and Restoration

A final grading plan has been prepared to show the finish grade slopes and landform after 
resource exaction is complete (See Appendix A, Sheet MP1.7-Final Grading Plan).  The 
final grading plan is intended to show grades after replacement of all stockpiled 
overburden and topsoil.  Finish gradients are not to exceed one foot of vertical height to 
three feet of horizontal height (3H:1V) on any portion of the impacted area.  
Owner/Operator will ensure “feathering” of the final graded surface as it transitions from 
impacted area to existing ground surface.  This “feathering” is intended to achieve a 
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geomorphic surface as it relates to the contour of the un-impacted slopes surrounding the 
project.  

It is proposed that this finished surface be established as soon as possible within the 
operation and implementation of each phase of work.  The finish grade surface shall be 
established and restored by replacing overburden material and compacted sufficiently to 
achieve stability without affecting permeability; this layer will then be overlain with 
topsoil prior to any re-vegetation (See Detail Sheet MP1.7).  Once the topsoil layer has 
been replaced surface shall be re-vegetated with native grass and forbs species found on 
nearby un-impacted slopes.  Owner/Operator shall implement erosion control and slope 
stabilization measures as necessary to ensure topsoil and overburden layers do not 
migrate and to facilitate vigorous establishment of re-vegetation. 
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APPENDIX – A:  MASTER PLAN DRAWINGS

MP1.0 – Cover Sheet and Vicinity Map
MP1.1 – Adjacent Lands/Area Dimensions
MP1.2 – Existing Topography and Site Features
MP1.3 – Test Pit Locations
MP1.4 – Circulation and Access
MP1.5 – Stormwater and Erosion Control
MP1.6 – Phasing and Operations Plan
MP1.7 – Final Grading Plan
MP1.8 – Cross-Sections
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APPENDIX – B: FINDING OF NO SIGNIFICANT IMPACT 
(FONSI)

Exhibit C

DRAFT



Exhibit C

DRAFT



Exhibit C

DRAFT



Exhibit C

DRAFT



Exhibit C

DRAFT



89:<

89:;

U
123:
U"$

!.

!.

!.

!.

!.

!.

!.

!.

!.

!.

58
00

 W

9000 N

8600 N

52
00

 W

£¤142

!.

5800 W Road Review
Date: 11/20/2017

!!!
!

!
!

!
!

!

!

!

!
!

!
!

!
!

!

!!!!!

!

!.
!.

!.

!.

!.
!.

!.

!.

!.

!.

8600 N

9000 N

64
00

 W

52
00

 W

9600 N

63
00

 W
64

00
 W

Trenton
£¤142

£¤23

£¤142

£¤23

Overview Map

#1
Travel Lane: Paved @ 30' wide, 4'
gravel shoulders on each side.

#2
Travel Lane: Paved @ 25' wide, 4'
gravel shoulders on each side.

#3
Travel Lane: Paved @ 23' wide, 4'
gravel shoulders on each side.

#4
Travel Lane: Paved @ 25' wide, 4'
gravel shoulders on each side.

#5
Travel Lane: Paved @ 23' wide, 4'
gravel shoulders on each side.

#6
Travel Lane: Paved @ 23' wide, 4'
gravel shoulders on each side.

#7
Travel Lane: Paved @ 23' wide, 4'
gravel shoulders on each side.

#8
Travel Lane: Paved @ 23' wide, 4'
gravel shoulders on each side.

#9
Travel Lane: Paved @ 24' wide, 4'
gravel shoulders on each side.

#10
Travel Lane: Paved @ 28' wide, 4'
gravel shoulders on each side.
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Planning Commission By-Laws and Rules of Procedure Effective Date: 12 July 2011

PLANNING COMMISSION 
BY-LAWS AND RULES OF PROCEDURE

ARTICLE 1 - OBJECTIVES

1-1. This commission, established in conformance with the motion adopted by the Cache County 
Commission on the 20th day of December, 1950, has adopted the following Articles in order to facilitate 
its powers and duties in accordance with the provisions of State Code Ann. §17-27a Part 3. 

1-2. The official title of this Commission shall be the "Cache County Planning Commission". 

ARTICLE 2 - MEMBERS

2-1. The Cache County Planning Commission shall consist of (7) voting members. A member of the 
County Council shall be appointed as an ex-officio member of the Planning Commission and shall be a 
non-voting member. The Director of Development Services shall serve as an ex-officio member of the 
Planning Commission and shall be a non-voting member.  

2-2. The term of the member from the County Council shall be a one year term or as otherwise designated. 
As the term of the members first appointed to this Commission, or their replacements, expire, their 
successors shall be appointed for terms of three (3) years or to fulfill the previously designated term. Each 
member shall be recommended by the County Executive and evaluated and confirmed by the County 
Council prior to their appointment or reappointment to the Planning Commission. 

2-3. The Council may provide for the payment of expenses and a reasonable compensation for members of 
the Commission who are not County employees. 

ARTICLE 3 - OFFICERS AND THEIR SELECTION

3-1. The officers of the Planning Commission shall consist of a Chair, a Vice-Chair, and a Secretary. If  no 
Secretary is elected from among the serving Planning Commissioners, the Director of Development 
Services, or their designee, will serve as Secretary of the Commission.  

3-2. Nomination of officers shall be made by the general membership of the Planning Commission at the 
regularly scheduled December meeting of the Commission each year. The election of officers shall follow 
immediately. 

3-3. A candidate receiving a majority vote of the entire membership of the Planning Commission shall be 
declared elected. He/She shall take office January 1st, the following year and serve for one (1) year or until 
their successor shall take office.

ARTICLE 4 - DUTIES OF OFFICERS

4-1. The Chair shall be an appointed member of the Commission and shall: 

4-1-1. Preside at all meetings. 

4-1-2. Appoint committees, special and/or standing and liaisons.

4-1-3. Rule on all procedural questions (subject to a reversal by a majority vote of the members 
present).

4-1-4. Be informed immediately of any official communication and report same at the next 
regular meeting.
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4-1-5. Represent the Commission before the County Council and other public bodies except 
when this responsibility has been delegated to an appropriate official or Commission member. 

4-1-6. Carry out other duties as assigned by the Commission. 

4-1-7. Fill any vacancies in the offices of Vice-Chair or Secretary by appointment lasting 
through January 1st of the following year.  

4-2. The Vice-Chair shall be an appointed member of the Commission and shall:  

4-2-1. Act in the absence or inability of the Chair to act. 

4-2-2. Have the powers to function in the same capacity as the Chair in cases of the Chair’s 
inability to act. 

4-2-3. Fill immediately any vacancy in the office of Chair through January 1st of the following 
year. 

4-2-4. Be responsible for the orientation of new members of the Commission.  

4-3. The Secretary shall: 

4-3-1. Keep a written record of all business transacted by the Commission. 

4-3-2. Keep a file of all official records and reports of the Commission. 

4-3-3. Certify all minutes of the Commission.  

4-3-4. Give notice of all hearings and public meetings. 

4-3-5. Attend to the correspondence of the Commission. 

4-3-6. Keep a set of minutes. 

4-3-7. Prepare and be responsible for the publishing of all advertisements relating to public 
hearings.

4-3-8. If the Secretary is an appointed member of the Commission, the Secretary may, with the 
consent of the Commission, delegate any of the above responsibilities of the Secretary to the 
Director of Development Services (or similar official), except that the certification of minutes of 
the Commission may not be delegated. 

ARTICLE 5 - STANDING AND SPECIAL COMMITTEES

5-1. Any standing committees may be appointed by the Chair.  

5-2. Any special committees may be appointed by the Chair and shall function for a duration as set by the 
Chair.  The duties and responsibilities of any special committee shall be clearly defined and outlined at a 
regularly schedule Planning Commission meeting. 

5-3. Each standing and special committee shall prepare a written report of meetings held to become a part 
of the permanent records of the Commission. 

ARTICLE 6 - MEETINGS

6-1. Regular meetings of the Commission shall be held on the first Thursday of each month, commencing 
at 5:30pm and ending at 8:00pm. Meetings may be extended beyond 8:00 p.m. with the approval of a 
majority of the members present. When a meeting date falls on a legal holiday, the meeting shall be held 
on the week following unless otherwise designated by the Commission. 

6-1-1 Commission public hearings shall be held during the regular meeting on the first Thursday 
of each month.  
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6-2. Special meetings shall be called at the request of the Chair or at the request of any three members of 
the Commission. Written notice which states the time and purpose of the special meeting shall be given to 
each member at least five (5) days prior to such meetings.  Noticing of special meetings shall be made in 
compliance with State Code Ann. §17-27a Part 2 and §17-53 Part 4. 

6-3. A majority of the membership of the Commission shall constitute a quorum. When a quorum is 
present, a majority vote of the members present is sufficient for the adoption of any motion. Voting may be 
a roll call, in which case a record shall be kept as part of the minutes. Any member shall have the right to 
demand a roll call vote. 

6-4. Meetings shall be open to the public except when deemed necessary, in which case the Commission 
may go into Executive (closed) Session, when the provisions of the Utah Open and Public Meetings Act, 
State Code Ann §17-53 Part 4, shall be in effect. 

6-5. The rules contained in the current edition of Roberts Rules of Order Newly Revised shall govern the 
Planning Commission in all cases to which they are applicable and in which they are not inconsistent with 
the Bylaws, any special rules of order the Planning Commission may adopt, and County or State code that 
regulates the Planning Commission or its meetings. 

ARTICLE 7 - ORDER OF BUSINESS

7-1. The order of business for a Regular Meeting shall be: 

7-1-1. Call to Order by the Chair 

7-1-2. Roll call by the Secretary 

7-1-2-1. Determination of a quorum 

7-1-3. Approval of agenda  

7-1-4. Approval of minutes  

7-1-5. Report of the Secretary 

7-1-6. Consent Agenda  

7-1-9. Agenda Items  

7-1-9-1. Public Comment  

7-1-9-2.  Public Hearings 

7-1-10. Report of Special Committees  

7-1-11. Liaison Reports

7-1-12. Zoning Administrator’s Report

7-1-13. Adjournment 

7-2. The Zoning Administrator is authorized to prepare for each meeting a consent agenda for 
consideration by the Commission. The consent agenda may include any item believed by the Zoning 
Administrator to meet all required ordinances, be routine, and not controversial in nature.  

7-2-1. A single motion and vote in favor thereof shall approve all items on the consent agenda.  

7-2-2. Any member of the Commission may request to have any item removed from the consent 
agenda. Such request need not be seconded. Such item shall then be taken up for discussion by 
the Commission as a regular agenda item.  
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7-3. Public Comment portion of the meeting will be limited to 30 minutes for each agenda item unless 
otherwise specified by the Chair.  

7-3-1. The agent for the agenda item will be limited to a 5 minute period of open discussion, 
with additional time allowed to respond to questions of the Planning Commission. 

7-3-2. Individual speakers from the public will be limited to 3 minutes each unless prior 
approval is obtained from the Chair.  

ARTICLE 8 – COMMUNICATION AND CORRESPONDENCE 

8-1. To ensure that the decision-making process is fair and impartial, the Planning Commission is to abide 
by certain standards regarding "ex parte" communication on cases under review.  

8-1-1. Ex parte communication is defined as "oral or written, off-the record communication 
made to or by commissioners or commission decision-making personnel, without notice to 
parties, that is directed to the merits or outcome of an on-the-record proceeding." 

8-1-2. If prohibited ex parte communication is attempted, the Commissioner involved should 
first attempt to stop the party from engaging in prohibited behavior, then document the attempt 
and notify the Secretary. The Secretary will then enter a statement into the public file and make 
copies of the statement available to other parties in the case. 

8-2. If the Planning Commission and/or a Commissioner determines that there is a conflict of interest on an 
agenda item, that Planning Commissioner shall not participate in the discussion or action on that agenda 
item.  In such event, the Planning Commissioner shall seat themselves in the audience or leave the room. 
For purposes of determining the existence of a quorum, that Commissioner shall not be counted.    

8-3. It shall be the duty of the Secretary to communicate by telephone or other means when necessary to 
make communications that cannot be carried out as rapidly as required through direct correspondence. 

8-4. All official papers and plans involving the authority of the Commission shall bear the signature of the 
Chair or Vice-Chair. 

ARTICLE 9 - AMENDMENTS

9-1. These by-laws may be changed by a recorded two-thirds (2/3) vote of the entire Planning Commission 
and approval by the County Council. 




