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  Development Services Department www.cachecounty.org/devserv   
 179 North Main, Suite 305 devservices@cachecounty.org 
 Logan, Utah 84321 (435) 755-1640 

Planning Commission Agenda  | 7 May 2020 
  

 
 

 
PUBLIC NOTICE is hereby given that pursuant to Utah Governor Gary R. Herbert’s Executive 
Order 2020-1, the Cache County Planning Commission will hold an ELECTRONIC PUBLIC 
MEETING on THURSDAY, MAY 7, 2020 via ZOOM Webinar at the following link: 
https://zoom.us/j/87672532776   

Instructions for downloading and using ZOOM can be found at https://support.zoom.us/hc/en-
us/articles/201362193-Joining-a-Meeting If you have downloaded ZOOM, you may join the 
meeting by using Webinar ID: 876 7253 2776. 

 
To join by Telephone: 
Dial (for higher quality, dial a number based on your current location):  
US: +1 253 215 8782 or +1 346 248 7799 or +1 669 900 6833 or +1 301 715 8592 or +1 312 626 
6799 or +1 929 205 6099  
Webinar ID: 876 7253 2776  
Participant ID: 185420 

CACHE COUNTY COUNCIL CHAMBERS WILL BE CLOSED TO IN-PERSON 
ATTENDANCE 
 
5:30 p.m.  
Call to order 
Opening remarks/Pledge – Brady Christensen 
Review and approval of agenda  
Review and approval of the minutes of the 5 March 2020 meeting 
 
5:35 p.m. 
Items of Special Interest 

1. Electronic Board Meeting Policies and Procedures – Adopt policies and procedures to 
conduct an electronic public meeting in conformation with the Utah Governor’s Executive 
Order in response to the Covid-19 virus social distancing precautions.  

  
Regular Action Items 
2. Cache County North Facility Conditional Use Permit – A request to operate a storage and 

warehousing facility on 4.93 acres located at approximately 161 East State Route 142, near 
Richmond, in the Industrial (I) Zone. 

3. West Canyon Ranch Processing Conditional Use Permit – A request to operate an 
agritourism facility on 3,372 acres located at approximately 215 West Canyon Road, Avon, in 
the Forest Recreation (FR40) and Agricultural (A10) Zones.   

Revised 

https://zoom.us/j/87672532776
https://support.zoom.us/hc/en-us/articles/201362193-Joining-a-Meeting
https://support.zoom.us/hc/en-us/articles/201362193-Joining-a-Meeting
tel:+12532158782
tel:+16699006833
tel:+13017158592
tel:+13126266799
tel:+13126266799
tel:+19292056099
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4. Trout of Paradise Conditional Use Permit Amended – A request to amend an existing 
Conditional Use Permit to operate a recreational facility on 29.48 acres located at 750 West 
8700 South, near Paradise, in the Agricultural (A10) Zone.  

5. Advanced Shoring LLC Conditional Use Permit Amended – A request to amend a 
previously approved, but not recorded, Conditional Use Permit to operate a storage and 
warehousing facility on 10 acres located at 4350 South 1500 North, near Nibley, in the 
Industrial (I) Zone.  

6. Public Hearing (6:00 PM) – North Pine Canyon Ranch Rezone – A request to rezone 71 
acres located on two parcels with split zoning within an approved subdivision at approximately 
5500 West 4600 South, Wellsville, from the Forest Recreation (FR40) Zone to the Agricultural 
(A10) Zone.  

7. Public Hearing (6:10 PM) – Pinnacle Estates LLC Rezone – A request to rezone 30.10 
acres located at 190 South 300 West, Mendon, from the Agricultural (A10) Zone to the Rural 2 
(RU2) Zone. 

8. Jay R’s Auto and Salvage Conditional Use Permit Revocation Review – A review of the 
Jay R’s Auto and Salvage Conditional Use Permit to determine if conditions exist that may 
result in the revocation of the permit.  

Board Member Reports 
Staff reports 
Adjourn  
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Due to the on-going COVID-19 virus, the 4:45 PM Workshop & Light Refreshments has been 
canceled.  The Planning Commission meeting is currently scheduled to take place at the 
Council Chambers where social-distancing protocols will be in place.  However, check the 
County website 24 hours prior to the meeting date and time for any changes including moving to 
an on-line format.  
 
5:30 p.m.  
Call to order 
Opening remarks/Pledge – Brady Christensen 
Review and approval of agenda  
Review and approval of the minutes of the 5 March 2020 meeting 
 
5:35 p.m. 
Items of Special Interest 

1. Electronic Board Meeting Policies and Procedures – Adopt policies and procedures to 
conduct an electronic public meeting in conformation with the Utah Governor’s Executive 
Order in response to the Covid-19 virus social distancing precautions.  

  
Regular Action Items 
2. Cache County North Facility Conditional Use Permit – A request to operate a storage and 

warehousing facility on 4.93 acres located at approximately 161 East State Route 142, near 
Richmond, in the Industrial (I) Zone. 

3. West Canyon Ranch Processing Conditional Use Permit – A request to operate an 
agritourism facility on 3,372 acres located at approximately 215 West Canyon Road, Avon, in 
the Forest Recreation (FR40) and Agricultural (A10) Zones.   

4. Trout of Paradise Conditional Use Permit Amended – A request to amend an existing 
Conditional Use Permit to operate a recreational facility on 29.48 acres located at 750 West 
8700 South, near Paradise, in the Agricultural (A10) Zone.  

5. Advanced Shoring LLC Conditional Use Permit Amended – A request to amend a 
previously approved, but not recorded, Conditional Use Permit to operate a storage and 
warehousing facility on 10 acres located at 4350 South 1500 North, near Nibley, in the 
Industrial (I) Zone.  

6. Public Hearing (6:00 PM) – North Pine Canyon Ranch Rezone – A request to rezone 71 
acres located on two parcels with split zoning within an approved subdivision at approximately 
5500 West 4600 South, Wellsville, from the Forest Recreation (FR40) Zone to the Agricultural 
(A10) Zone.  
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7. Public Hearing (6:10 PM) – Pinnacle Estates LLC Rezone – A request to rezone 30.10 
acres located at 190 South 300 West, Mendon, from the Agricultural (A10) Zone to the Rural 2 
(RU2) Zone. 

8. Jay R’s Auto and Salvage Conditional Use Permit Revocation Review – A review of the 
Jay R’s Auto and Salvage Conditional Use Permit to determine if conditions exist that may 
result in the revocation of the permit.  

Board Member Reports 
Staff reports 
Adjourn  
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PLANNING COMMISSION MINUTES   5 March 2020 
 
Item                                                                                                                                                        Page 
  
Consent Items 

1. Hills of Home Subdivision – Extension Request ............................................................................... 2 

2. One Sixty Five Subdivision 1st Amendment ...................................................................................... 2 

3. Jeff West Subdivision .......................................................................................................................... 2 

Regular Action Items 

4.   Public Hearing (5:35 PM): North Cache County Public Works Rezone  ...................................... 2 

5.   Public Hearing (5:45 PM): Bar ES LLC Commercial Rezone ....................................................... 4 

6.   Whisper Ridge Conditional Use Permit Revocation Review Update  ............................................ 5
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Present: Angie Zetterquist, Lane Parker, Phillip Olsen, Brady Christensen, Nolan Gunnell, Chris Sands, 
Brandon Spackman, Jason Watterson, Jon White, John Luthy, Megan Izatt 

Start Time: 05:32:00 1 

Gunnell called the meeting to order and Watterson gave the opening remarks. 2 

05:33:00  3 

Agenda 4 

Approved with no changes. 5 

05:34:00 6 

Minutes 7 

Christensen motioned to approve the minutes from February 6, 2020; Parker seconded; Passed 7, 0. 8 

05:34:00 9 

Consent Agenda 10 

#1 Hills of Home Subdivision – Extension Request 11 

#2 One Sixty Five Subdivision 1st Amendment 12 

#3 Jeff West Subdivision 13 

Watterson motioned to approve the consent agenda; Olsen seconded; Passed 7, 0. 14 

05:35:00 15 

Regular Items 16 

#4 Public Hearing (5:35 PM): North Cache County Public Works Rezone 17 

Zetterquist reviewed the staff report for the North Cache County Public Works Rezone 18 

Staff and Commission discussed the intent of the rezone and water access. 19 

05:43:00 20 

Christensen motioned to open the public hearing; Spackman seconded; Passed 7, 0. 21 

Terry Wierenga identified herself as a Richmond City Council Member and commented that Richmond 22 
City is not opposed to the rezone but the final sale has not happened as it must still be heard and 23 
approved by the City Council. 24 

Christensen asked if the land was in the city boundary. 25 
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Ms. Wierenga stated the rezone is out of the city boundaries. 1 

Christensen asked about water. 2 

Ms. Wierenga commented on access to water from the treatment facility, road access, and wear and tear 3 
on underground effluent lines from the treatment facility. 4 

Watterson asked if the water would be culinary. 5 

Ms. Wierenga stated it would not be culinary water. 6 

Sands asked about restrooms. 7 

Ms. Wierenga stated the water used is from the waste water treatment facility, which is highly treated. 8 

Spackman asked about fire suppression. 9 

Ms. Wierenga stated that would be worked out in time. 10 

Zan Murray stated he is in charge of this project and commented on discussions with Richmond City, 11 
water, minimal landscape, dust control, fire suppression, culinary water and storage, salt and sand 12 
storage, drainage and installation of 2 culverts, easements for future effluent lines and access, and the 13 
storm water pollution prevention plan. 14 

Watterson asked about the lay down area. 15 

Mr. Murray stated it would be road base lay down area. 16 

Sands asked who currently owns the land. 17 

Mr. Murray stated Richmond City. 18 

Olsen asked if a repair and mechanic facility would be on site. 19 

Mr. Murray stated no. 20 

Sands asked about fuel storage. 21 

Mr. Murray stated no storage of fuel on site. All repairs and wash down of equipment will be done at 22 
the south facility. 23 

Spackman asked about the size of the building. 24 

Mr. Murray stated about 6,000 sq ft. 25 

Spackman asked about fire suppression. 26 

Mr. Murray responded to questions about fire suppression and pumping water from the treatment 27 
facility. 28 

Watterson asked if the water would come from the plant or lagoons. 29 
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Mr. Murray stated it would be from the plant. 1 

Spackman asked about storage of water for fire suppression. 2 

Mr. Murray stated they had been working with Jason Winn from the fire district to determine the water 3 
needs for fire suppression. 4 

Watterson asked about drainage and the pipe needed for that. 5 

Mr. Murray responded the drainage would be taken care of and the pipe extended. 6 

Watterson asked about wetlands delineation. 7 

Mr. Murray responded they had met about wetlands and didn’t see the need for wetlands delineation but 8 
would follow up on that. 9 

06:03:00 10 

Sands motioned to close the public hearing; Christensen seconded; Passed 7, 0. 11 

Staff and Commission discussed what is allowed in the agricultural zone. 12 

Parker motioned to recommend approval to the County Council for the North Cache County Public 13 
Works Rezone with the option 1 conclusion; Watterson seconded; Passed 6, 1 (Spackman voted nay). 14 

06:06:00  15 

#5 Public Hearing (5:45 PM): Bar ES LLC Commercial Rezone 16 

Zetterquist reviewed the staff report for the Bar ES LLC Commercial Rezone. 17 

Staff and Commission looked at the surrounding area. 18 

06:12:00 19 

Olsen motioned to open the public hearing; Spackman seconded; Passed 7, 0. 20 

Cathy Code gave an overview of the company requesting the rezone. There would be an IVF facility for 21 
cattle, and s small veterinarian building on site, along with some other small enterprises. Access was also 22 
reviewed. 23 

Watterson asked about the canal located near the property. 24 

Chuck Schvaneveldt commented on that the canal would be left alone. 25 

Christensen commented on access from 3200 West. 26 

Mr. Schvaneveldt stated they are willing to do whatever is needed for access. 27 

Sands commented on needing more information on the road before access could be determined and 28 
asked what the buildings would be used for. 29 
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Ms. Code stated the buildings are labs. 1 

Sands asked about the number of employees. 2 

Ms. Code responded 4 employees would be at the IVF lab. 3 

Gunnell asked about the veterinarian office. 4 

Ms. Code responded the office would be a commercial office but with limited use by the public so the 5 
vet is available for the company’s animals. 6 

Sands commented on what can happen to the property if zoned commercial. 7 

06:22:00 8 

Heber Lundberg commented he is a local property owner and mentioned he has no complaints with this 9 
enterprise. 10 

Sands asked about utilities. 11 

Ms. Code stated there has been an artesian well on site and would probably use solar power. 12 

Mr. Schvaneveldt commented there would be a septic system and they would re-drill the artesian well. 13 

Gunnell asked if the Hunters Ed building shared a boundary. 14 

Mr. Schvaneveldt stated yes. 15 

Sands commented on the need for a parking study if the process goes forward. 16 

Mr. Schvaneveldt commented on where they would like to locate the entrance. 17 

06:24:00 18 

Watterson motioned to close the public hearing; Sands seconded; Passed 7, 0. 19 

Staff and Commissioners discussed location, roads and increasing traffic in the area. 20 

Watterson motioned to recommend approval to the County Council for the Bar ES LLC Commercial 21 
Rezone with the option 1 conclusion as written; Christensen seconded; Passed 7, 0. 22 

06:35:00 23 

#6 Whisper Ridge Conditional Use Permit Revocation Review Update 24 

Staff and Commission discussed the map submitted by the DWR. 25 

Dayson Johnson commented on the DWR map, all skiing happens to the west of the sage grouse map. 26 
There is one location for the heli-fishing that is in the map area but DWR stated there was no 27 
encumbrance on the sage grouse with that location. The company is still working with BioWest. 28 
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Christensen asked if there was any outreach to the Army Corps. 1 

Mr. Johnson stated that doesn’t happen until after the wetlands study. 2 

Sands responded it is several months out before anyone can even go look at the site. 3 

Gunnell asked about the DWR letter. 4 

Mr. Johnson stated yes, there are no concerns and that the helicopter stays at 500 feet above these areas 5 
except for weather or emergencies. 6 

Christensen asked about the comments to Weber County referenced to the DWR. 7 

Mr. Johnson stated they have a CUP in Weber County. 8 

Commissioners discussed the language of the DWR letter. 9 

Mr. Johnson stated currently most of the skiing is happening on Coldwater. 10 

Christensen asked about the season length. 11 

Mr. Johnson stated amendment 2 has been recorded which allows the company to operate on La Plata 12 
for Heli-Skiing. The bike trail and pond are still out of compliance. 13 

Christensen asked about access to La Plata. 14 

Mr. Johnson responded amendment 2 has been recorded so allows the company to operate on La Plata. 15 

Christensen asked what would be reported in the next 30 days. 16 

Mr. Johnson stated at this point it would be flight logs being reported. 17 

White asked when skiing would need to be finished according to the CUP. 18 

Mr. Johnson stated they can ski until the end of April. 19 

Christensen asked about the second amendment. 20 

Mr. Johnson commented that the 2nd amendment allowed skiing on La Plata and heli-fishing. Another 21 
CUP will hopefully be forth coming to permit the biking. 22 

Christensen motioned to continue the Whisper Ridge Conditional Use Permit Revocation Review Update 23 
to the June meeting with any progress being reported to staff; Olsen seconded; Passed 6, 0 (Sands 24 
abstained) 25 

06:54:00 26 

Adjourned 27 
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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.  

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. 
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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. 
6-6. Electronic Meetings 

6-6-1. A Commission meeting may be convened and conducted by means of telephonic, 
telecommunications, or computer conference by satisfying the requirements of Utah Code 
Ann. § 52-4-207. 
6-6-2. The primary purpose for holding electronic meetings is to enable members of the 
Commission to participate in the meeting electronically.  Provision may be made for a 
member of the public to monitor an open meeting of the Commission through electronic 
means, provided that the County will not be required to acquire any equipment, facilities or 
expertise which the County does not already possess in order to accommodate the request.  
Notwithstanding anything to the contrary in this Policy, with the exception of a public 
hearing, the general public and other interested persons need not be provided an 
opportunity to participate in, as opposed to attend and monitor, an electronic meeting. 
6-6-3. Not less than 24 hour advance public notice, including the agenda, date, time, location, 
and a description of how the Commission Members will be connected to the electronic 
meeting, will be given for each electronic meeting of the Commission by posting a written 
notice at the principal office of the County, or at the building where the meeting is to be held, 
and providing written or electronic notice to at least one newspaper of general circulation in 
the County, and by posting the notice on the Utah Public Notice Website created under Utah 
Code Ann. § 63F-1-701. In addition, the notice must be provided to all Commission Members 
at least 24 hours before the meeting. These notice requirements are minimum requirements 
and are not to be construed as precluding such additional postings and notifications as may 
be directed by the Commission. 
6-6-4. The Chair, or the Vice-Chair in the Chair’s absence, may determine, based upon 
budget or logistical considerations, that it is not in the best interest of the County to hold an 
electronic meeting, in which event the meeting will not be held as an electronic meeting.  
The Chair, or the Vice-Chair in the Chair’s absence, may also restrict the number of separate 
electronic connections that are allowed for an electronic meeting based on available 
equipment capacity.  The request from a member of the public to participate in a meeting 
electronically may be denied by the Chair, or Vice-Chair in the Chair’s absence, based on 
budget, public policy, or logistical considerations deemed sufficient by the Chair or Vice-
Chair. 
6-6-5. No action may be taken and no business may be conducted at a meeting of the 
Commission unless a quorum, consisting of a simple majority of the members of the 
Commission, is present.  A Commission Member who is not physically present may 
nevertheless participate in the meeting through electronic means and be counted toward 
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the required quorum in accordance with Utah Code Ann. § 52-4-207.  Any Commission 
Member participating via electronic means may make, second, and vote on all motions and 
participate in the discussion as though present. 

 
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.  

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. 
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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. 
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      Staff Report:  Cache County North Facility CUP                        7 May 2020  
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: Matt Phillips, Cache County Parcel ID#: 09-066-0015   
Staff Determination:Approval with conditions    
Type of Action: Administrative 
Land Use Authority: Planning Commission      

LOCATION Reviewed by  Angie Zetterquist 

Project Address: 
161 East SR 142 
Richmond 
Current Zoning:   Acres: 4.93 
Industrial (I) Zone 

Surrounding Uses:  
North – Agricultural 
South – SR 142 
East – Agricultural 
West – Richmond sewage lagoons 

        
 
 
 
 
 
   
 
 
 
 
 
 
 

 
 

FINDINGS OF FACT (31) 

A. Request description  
1. The Cache County North Facility Conditional Use Permit (CUP) is a request to operate a 

storage and warehousing facility (Use Type 3400) on a 4.93 acre parcel located in the 
Industrial (I) Zone. 

2. County Council approved a rezone of the subject property from Agricultural (A10) to 
Industrial (I) in April 2020 and the applicant is now seeking to establish a storage and 
warehousing facility on the parcel.   

3. Per the Letter of Intent (Attachment A), the applicant currently operates the County Road and 
Vegetation Management Departments out of a building in Logan, but will be relocating to a 
location in Hyrum that is under construction.  In order to improve overall operations, improve 
response time, and decrease travel, the applicant is proposing to construct a smaller facility in 
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the north end of the valley. Negotiations have been ongoing with Richmond City to purchase 
the subject property for this north valley location. The proposed facility will be used to store 
maintenance and construction equipment, and stock pile materials. See condition #1 
a. Construction  

i. Proposed improvements to the subject property will consist of a 6,000-square-foot 
vehicle storage building and a 2,400 square-foot salt storage facility.  In addition to the 
structures, there will be an 8-stall parking lot, various concrete pads for material 
storage, and security fencing. (Attachment B)  See condition #2 

ii. The vehicle storage building will have a small office, mechanical room, and restroom.   
iii. Sewer service will be provided by Richmond City and culinary water will be accessed 

by on an onsite storage tank inside the building.  
iv. Treated effluent from the Richmond City treatment plant may also be used for non-

culinary water for dust control and construction materials.  
v. A 25,000-gallon storage tank will be used for fire suppression as required by the Cache 

County Fire Department.  See condition #3 
vi. The site will be included in the County Facilities and a Storm Water Pollution 

Prevention Plan (SWPPP) will be prepared for the site that addresses stormwater 
runoff, spill prevention, good housekeeping measures, and other requirements of the 
State for a County MS4 permit. See condition #4  

b. Operation 
i. The applicant states that proposed facility will be used to store maintenance and 

construction equipment including snowplows, graders, loaders, rollers, and utility 
trailers.  Materials like salt and aggregate will also be stored on-site.  The type of 
equipment and materials will vary throughout the year based on seasonal needs. See 
condition #5  

ii. In the Letter of Intent, the applicant states the number of employees at the facility will 
also vary throughout the year depending on seasonal and operational needs. Normal 
hours of operation will be Monday through Thursday from 6:30 AM to 5:00 PM.  
However, emergency operations may occur at any time.  

iii. The applicant indicates in the Letter of Intent that access to the property will be from 
SR 142, a UDOT facility, then by easement across a Richmond City owned property to 
the facility.  The applicant is currently working with UDOT on access issues and any 
road improvements necessary.  See condition #6   

iv. A freestanding sign is proposed near the gate entrance to identify the facility.  See 
condition #7  

v. Waste will be collected by Logan Environmental Services.  

B. Conditional Uses See conclusion #1 
4. §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. 
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C. Compliance with law See conclusion #1 
5. 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. See conclusion #1 

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. See conclusion #1 

6. §17.02.060, Establishment of Land Use Authority, authorizes the Planning Commission to act 
as a Land Use Authority for a CUP. See conclusion #1 

7. The subject property is a legal lot and changed size and configuration through a valid boundary 
line adjustment in April 2020. There are no existing structures on the property. 

8. §17.07.030, Use Related Definitions defines this use as “3400 Storage and Warehousing, and 
also specifically as #1. Storage Yard.” 

9. §17.07.040, Definitions, defines “3400 Storage and Warehousing” as, “A structure(s) 
containing storage space(s) of varying sizes that are affiliated with a commercial or industrial 
uses. Such facilities are to be used for dead storage only. No business activities may be 
conducted from a storage facility other than those that are clearly ancillary to the primary 
business.” 
a. Item #1 “Storage Yard” is further defined as, “The storage of large equipment and vehicles 

(either construction or transport); bulk construction materials (soil and rock products or 
building materials); and buildings or structures for uses such as offices or repair facilities.” 

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

11. §17.10.040 Site Development Standards – The required setback from the property line in the 
Industrial (I) Zone is 30’.  The storage of material or placement of structures within the setback 
area is not permitted. See condition #5 

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

a. Proposed CUP’s 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. 
13. The primary activity of the proposed use is a storage and warehousing use/storage yard for the 

County Road and Vegetation Management Departments.   
14. The proposed use will be located on the 4.93-acre property, which is surrounded by a public 

water filtration plant and agricultural uses.   

E. Adequate service provision See conclusion #1 
15. 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. 

16. The subject property will access the site from State Route 142, a UDOT facility, and use a private 
driveway through a Richmond City owned property to reach the facility. The property also has 
frontage along 10600 North to the north, but this is an unimproved and unmaintained County road 
and will not be used as a primary access, but may be used on an emergency basis.  See condition 
#6 & #8 

17. §12.02.010 adopts the Manual of Roadway Design and Construction Standards (Road Manual) 
for roadway improvement requirements.   

18. A basic analysis of SR 142 is as follows: 
a. Is an existing UDOT facility that provides access to the general public.  
b. Has a State Road classification as a Minor Collector. 
c. Consists of an average 24-foot paved width with 3-foot wide gravel shoulders. 
d. Has a 66-foot wide right-of-way. 
e. Is maintained year round by UDOT.  See condition #6 

19. Parking:  
a. §17.22 Off Street Parking Standards – All uses included under Use Index 3000 require a 

minimum of one parking space per 250 square feet, or a Parking Analysis conforming to 
§17.07.040 General Definitions and §17.22 Off Street Parking Standards.  

b. According to the proposed construction plans for the new building it will be 6,000 square 
feet, which at one parking space per 250 square feet, would require 24 parking spaces. In 
the Letter of Intent, the applicant is providing 8 parking spaces.  Additionally, an area for 
truck loading and unloading and turn arounds should be designated on a site plan to 
confirm the required parking does not conflict with other uses on the property.  See 
condition #9 

20. Refuse: Logan City Environment Department, Solid Waste Collection, reviewed the proposed 
use and did not have any comments. 

21. Fire: §16.04.080 [C] Fire Control – The County Fire District visited the site and reviewed the 
Letter of Intent.  The Fire District confirmed that a water supply on site is required. See 
condition #3 

22. Water: The applicant states the facility will be using an onsite storage tank inside the building 
for culinary water.  Treated effluent water from the Richmond City treatment plan may be used 
for non-culinary uses including dust control and washing construction equipment.  

23. Septic: Sewer services will be provided by Richmond City. 

F. Impacts and mitigation See conclusion #1 
24. 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 
reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards.”  

25. 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. 
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26. Known or reasonably anticipated detrimental effects of the use are as follows: 
a. Noise: Typical hours of operation for the use are between 6:30 AM and 5:00 PM Monday 

through Thursday according to the Letter of Intent.  The uses on site have the potential to 
create detrimental amounts of noise including the loading and unloading of materials and 
maintenance of equipment.  However, given the location of the site and the surrounding 
agricultural and industrial uses it is not anticipated that the proposed use would create 
detrimental amounts of noise to neighboring properties. 

b. Potential contamination:  Repairing equipment and storing of materials such as salt and 
aggregate has the potential to have detrimental effects on the soil and groundwater if not 
prevented from entering the permeable surface.  Applicant must store equipment and materials 
on impermeable surfaces and maintain best practices for the operation of the facility.  See 
condition #4 

c. Visual:  The storage of equipment and materials may negatively impact the views from the 
surrounding roads and properties.  Given the distance the subject property and facilities are 
setback from SR 142, screening may not be required from the street, but material stockpiles 
will be visible from SR-142 as people drive by. The detailed site plan shows areas of 
landscaping and fencing that will aid in screening and must be clearly called out on the plans 
to ensure the proposed screening is sufficient.  See condition #10 

d. Sensitive Areas: 
i. USFWS Wetlands mapping that identified possible wetlands present on a portion of the 

subject property.  If it is determined that it is in fact a wetland area, a wetland delineation 
may be required if any development is proposed in this area. The applicant must work the 
Army Corps of Engineers to secure any required permits and approvals. See condition #11 

G. Public Notice and Comment—§17.02.040 Notice of Meetings 
27. Public notice was posted online to the Utah Public Notice Website on 23 April 2020.  
28. Notice was published in the Herald Journal on 25 April 2020. 
29. Notices were posted in three public places on 23 April 2020. 
30. Notices were mailed to all property owners within 300 feet of the subject property and cities 

within 1-mile on 25 April 2020.  
31. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office. 

CONDITIONS (13) 
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. Any expansion or modification of the proposed use must obtain the approval of the Land Use 
Authority.  (See A-3) 

2. All structures must be obtain required Zoning and Building approvals prior to construction.  (A-3-
a-i)  

3. Prior to operation on the site, the applicant must obtain approval from the Fire Department for the 
required fire suppression storage tank.  A copy of the approval must be provided to the 
Department of Development Services. Future development on the property requires preliminary 
plan review by the County Fire District. Any future development must be evaluated and may 
require improvements based on the location and type of proposed development. (A-3-a-v, E-21) 

4. During construction and operation, the applicant must abide by all stormwater requirements for 
the facility as well as utilizing best practices for spill prevention and contamination. Copies of any 
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State required permits must be provided to the Development Services Office prior to operation. 
(A-3-a-vi, F-26-b) 

5. The required setback from the property line in the Industrial (I) Zone is 30’.  The storage of 
material or placement of structures within the setback area is not permitted.   Proposed storage 
areas must be shown on the required site plan. (See A-3b-i, C-11) 

6. Prior to recordation, the applicant must obtain all permits and approvals from UDOT and 
complete all required improvements in the right-of-way. The applicant must provide a copy of 
said requirements and permitting to the Development Services Office prior to operation.   

7. A copy of the recorded easement from Richmond City for access to the site is required prior to 
recordation of the permit. (A-3-b-iii, E-16, E-18) 

8. Any proposed signage must obtain approval of a Zoning Clearance and, if necessary, a building 
permit prior to installation. (A-3-b-iv) 

9. With the exception of emergency access, access to the subject property is prohibited from 10600 
South, an unimproved and unmaintained County road.  Future access from this county road may 
require approval through a CUP amendment process. (E-16) 

10. Prior to recordation, a site plan detailing the location of the required parking must be submitted to 
and approved by the Department of Development Services Office.  Alternatively, a Parking 
Analysis to determine the number of parking spaces needed for the facility, and as defined by the 
Cache County Land Use Ordinance, may be submitted to the Development Services Office for the 
review and approval of the Director. Evidence of professional licensure in the State of Utah must 
also be provided by the person preparing the analysis.  The site plan must also be updated to show 
the areas of truck loading and unloading.  (E-19-b) 

11. Prior to recording the permit, the applicant must provide additional information on the site plan to 
ensure that adequate screening is in place for the outdoor storage of equipment and materials. (F-
26-c) 

12. Prior to operation, a copy of the approved state and federal permits must be provided to the 
Development Services Department for any proposed development action to be taken in the 
identified wetland areas. (F-26-d) 

13. Prior to recording the permit, and upon review and approval of the required site plan, the Director 
will determine whether additional screening is required to mitigate any detrimental visual impacts 
related to the proposed use. (F-30-d) 

CONCLUSIONS (2) 
Based on the findings of fact and conditions noted herein, staff recommends approval of the Cache 
County North Facility Conditional Use Permit as: 

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 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) 



Attachment A



Attachment A
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       Staff Report:  West Canyon Ranch Processing CUP                        7 May 2020  
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: Jason Summers  Parcel ID#: 16-039-0001, 16-041-0001   
Staff Determination: Continue to July 2020  16-042-0001, 16-043-0001, 16-044-0001  
Type of Action: Administrative 16-045-0001, 10-05-0001 
Land Use Authority: Planning Commission      

LOCATION Reviewed by  Angie Zetterquist 

Project Address: 
215 West Canyon Road 
Avon 
Current Zoning:   Acres: 3,372 
Forest Recreation (FR40) & Agricultural (A10) 

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

        
 
 
 
 
 
   
 
 
 
 
 
 
 

 
 

FINDINGS OF FACT (35) 

A. Request description  
1. The West Canyon Ranch Processing Conditional Use Permit (CUP) is a request to operate a 

small–scale meat processing facility under Use Type 6140 Agritourism.  The processing 
facility would operate in conjunction and coordination with an existing CUP on the same 7 
parcels for a recreational facility.   

2. The Planning Commission approved the recreational facility CUP in June 2018 to allow 
overnight accommodations for private sport hunting excursions. The CUP was approved with 
two phases that would have allowed up to four cabins for overnight accommodations.  After 
meeting the required conditions of approval, the 1st phase of the CUP was recorded on 13 
August 2019 and allowed 2 cabins. The 2nd phase approval would have allowed two additional 
cabins to be built for overnight accommodation, but that approval expired and is void as the 
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applicant did not complete the required conditions including road improvements prior to the 
one year effective period of approval.  

3. Per the Letter of Intent (Attachment A), the applicant is requesting a separate but related CUP 
to operate a small-scale meat processing facility under Use Type 6140 Agritourism.  The meat 
processed in the facility would come from both the applicant’s domestic ranching operation as 
well as from the private hunting excursions operated under the existing recreational facility 
CUP.  

4. The applicant states in the Letter of Intent that the proposed structure for the meat processing 
facility would be located on parcel #16-045-0001.  This parcel is located in the Paravon West 
Subdivision.  The subdivision was approved in May 2017 as a single lot subdivision with two 
agricultural remainders.  Parcel 16-045-0001 is identified on the subdivision plat and by legal 
description as Agricultural Remainder Parcel 1 and has a zoning designation of FR40.  
Agricultural Remainders are not eligible for development and the recorded subdivision plat 
includes a note that reads: “Ag. parcels are non-buildable except for agricultural structures.”  
Per State Code, agricultural structures are exempt from building permit requirements.  
However, the type of small-scale meat processing facility described in the applicant’s Letter of 
Intent is not an agricultural structure and would require a building permit for a structure with a 
commercial occupancy rating. The type of use described in the Letter of Intent and the animals 
that would be processed at the location appears to be more in line with the use definition for 
Agricultural Manufacturing (2110), but this use type is not permitted in the FR40 Zone and 
also could not be constructed on an agricultural remainder. The applicant further argues in his 
Letter of Intent that the code allows the Land Use Authority to remove the non-buildable 
restriction on agricultural remainder parcels.  
a. §17.07 definitions for the different use types referenced above are as follows: 

i. 6140 Agritourism: a use or activity for the on-site recreation, retail purchase, 
education, or participation of the general public.  Any such use/activity may 
include, but is not limited to a: farm tour; farm stay; educational class; corn 
maze; group event or competition; U-pick operation; farmers market; farm 
museum; cider mill; petting farm/zoo; retail sales facility (e.g. meat shop; dairy 
or creamery; nursery; gift shop; flower, herb, or spice store; bakery; restaurant; 
or café); small-scale food processing (e.g., process pumpkins grown on premise 
into pumpkin pies), and other similar uses/activities as determined by the Land 
Use Authority.  Any such use or activity must meet the minimum requirements 
as follows:  

i. Any such use/activity must be accessory to a primary Agricultural 
Production use. The primary and accessory uses must: 

1. Be located on land that qualifies as land under agricultural use 
that is actively devoted to agriculture as defined by the Farmland 
Assessment Act, UCA 59-2-5, and;  

2. Be located on a legal parcel, five (5) acres or larger in size; or on 
contiguous legal parcels that are a total of five (5) acres or larger 
in size.  

3. Consist of 51% or more products produces on site. 
ii. The use/activity occurs for more than twenty-one (21) consecutive or 

non-consecutive days per year, and provides agriculturally related, and 
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in some instances, non-agriculturally related products and events to the 
general public. 

iii. Must obtain Land Use Authority review and approval prior to operation. 
iv. Overnight accommodation is permitted as follows: 

1. Guest rooms must be located within an owner occupied dwelling 
or seasonal cabin that meets the minimum Building and Fire 
Code standards;  

2. No more than a total of four (4) guest rooms with a maximum 
occupancy of two per rooms; not counting children 15 years of 
age and under.”  

ii. 4100 Recreational Facility: A place, either indoor or outdoor, designed and 
equipped for the conduct of sports and leisure time activities that is operated 
as a business and/or open to the general public. A recreational facility is 
operated for a period of greater than 30 days per year and may also include 
incidental transient lodging accommodations for up to 15 rooms.  For the 
purposes of a recreational facility only, “room” is defined as a self-contained 
area within a structure that has a maximum of two sleeping areas, one 
bathroom, and no provision for cooking.  A room provides sleeping 
accommodations for the general public utilizing the associated recreational 
facility. All rooms associated with a recreational facility must be contained 
within a single structure, and access to rooms must be primarily from interior 
lobbies or halls.  A central kitchen and dining room catering to guests and the 
general public can be provided within the same structure.  The term 
recreational facility includes, but is not limited to, the following: ski facility, 
golf course, and campground. 

iii. 2110 Agricultural Manufacturing: The processing of agriculturally based 
products where 75% or more of the goods are grown directly on the property 
or on adjacent property that is operated by the owner of the Agricultural 
Manufacturing business.  Includes any value added agricultural processing 
including but not limited to: honey processing, juice production from orchards 
or berries, meat or fish processing (smoking, jerky, cured meats, etc.), 
processing of vegetables, etc. 

iv. Remainder: A property within a development that is essentially unimproved.   
This property does not count toward the total number of lots allowed in a 
subdivision.  A remainder must qualify as one of the following: 
1. Agricultural Remainder – To qualify as agricultural, any single parcel 

must:  
a. Have a minimum size no less than the requirements of §59-2-5 of Utah 

Code Annotated, 1953, as amended. 
b. Include a recorded deed restriction, or note on the recorded 

subdivision plat, stating that the remainder is non-buildable except for 
agricultural structures. This restriction can only be removed by the 
appropriate land use authority. 

c. Be reviewed and approved by the land use authority to confirm the 
promotion and/or preservation of agriculture. 
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2. Open space - Land within or related to a development that is designed and 
intended for the use or enjoyment of one or more of the resident(s) of the 
development. 

5. The issues the applicant has raised and his conflicting interpretation and desired application 
of the Code related to his proposed operation of an agritourism facility versus the intent and 
traditional application of the code require further legal analysis and a written legal opinion 
from the County Attorney’s Office.  Staff has requested the Attorney’s Office review this 
request and research the issues the applicant has brought to our attention.  Informal 
discussion with the County Attorney’s Office has started, but a formal written opinion has 
not yet been drafted.    

STAFF CONCLUSION 
Based on the findings of fact and issues raised in the applicant’s Letter of Intent, staff recommends that 
the Planning Commission continue this item until the July 2020 Planning Commission meeting in order 
for the County Attorney’s Office to conduct a thorough legal review of the issues and draft a formal 
written opinion.  The issues that the applicant raises, if implemented, would fundamentally change the 
way the Code has been interpreted and applied.  A change of this magnitude requires thorough legal 
analysis that would either substantiate the applicant’s claims or confirm the historical interpretation and 
application of the Code by the Land Use Authority. 



Attachment A
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Staff Report: Trout of Paradise CUP 3rd Amendment 7 May 2020  
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: Grant White Parcel ID#: 01-098-0014     
Staff Determination: Approval with conditions   
Type of Action: Administrative   
Land Use Authority: Planning Commission     

Project Location Reviewed by Angie Zetterquist

Project Address: 
50 West 8700 South 
Paradise 
Current Zoning:   Acres: 29.48 
Agricultural (A10) 

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

        
 
 
 
 
 
  
 
 
 
 
 
 
 

 
 

FINDINGS OF FACT (27) 

A. Request description  
1. The Trout of Paradise Conditional Use Permit (CUP) 3rd Amendment is a request to amend an 

existing recreational facility, Use Type 4100, on a 29.48 acre property located in the 
Agricultural (A10) Zone.   

2. Per the Letter of Intent (Attachment A), the proposed request for expansion is to allow the 
construction of a 20’ x 50’ pavilion for use as part of the recreational facility. See condition #1 
a. Construction  

i. The applicant has provided a site plan that shows a general layout of the existing 
structures used for the recreational facility as well as the location of the proposed 
pavilion expansion (Attachment B).   
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b. Operation 
i. In the letter of intent, the applicant states there will be no changes to the operation of 

the existing recreational facility approved in the 2015 CUP amendment.   
ii. The new pavilion will allow users of the facility to participate outdoors in inclement 

weather and will eliminate the need to rent and set up a large tent.  Picnic tables will be 
placed under the pavilion for use by visitors to the recreational facility.      

iii. The applicant states the recreational facility operates daily from 8:00am to 5:00pm with 
occasional longer hours depending on the event.   

B. Parcel Legality 
3. The subject property has not changed size or configuration since August 8, 2006 and is a legal 

parcel.  Approvals for a CUP and CUP amendment were done in 2005 and 2015, and multiple 
building permits have been issued for structures on the site.  

C. Conditional Uses See conclusion #1 
4. §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. 

D. Compliance with law See conclusion #1 
5. 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.  

6. §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 

7. The parcel that is the subject of the conditional use permit request is a legal parcel zoned 
Agricultural (A10).     

8. §17.07.030, Use Related Definitions defines this use as  
a. “4100 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.  These facilities are typically operated for a period of 
greater than 30 days per year and may also include incidental transient lodging 
accommodation for up to 15 rooms.”  This use also includes the following specific 
uses: ski facility, golf course, and campground. 

9. §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.  

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

a. Proposed CUP’s 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: 
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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. 
11. The primary activity of the recreational facility is an indoor/outdoor event area offering a 

variety of other outdoor recreational activities for the general public.  There is no proposed 
change to the current operation of the facility and the request is limited to adding a new 
outdoor pavilion structure to the property.  

F. Adequate service provision See conclusion #1 
12. 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 
enforcement protection, schools and school busing, potable water, septic/sewer, storm 
water drainage, and garbage removal. 

13. Access: The subject property has frontage along Mt. Pisgah Road, a county road. 
a. §16.04.040 [A] Roads – All roads must be designed and constructed in accordance with Title 

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

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

i. The layout of proposed roads; 
ii. An analysis of existing roadway compliance with the Road Manual requirements; 

iii. Existing maintenance; 
iv. And any additional impacts to the proposed development access roads.   

d. The Road Manual specifies the following: 
i. §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.  

ii. 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.  

iii. §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.     

iv. 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. 

v. §2.4-A-4-b: The review of requests for development on existing roadways must occur 
through the Design Exception process. 

vi. §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.  

14. A basic review of the access to the existing lot identifies the following: 
a. The recreational facility gains access from the county road Mt. Pisgah Road.   
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b. Mt. Pisgah Road: 

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

iii. Is a 20-foot wide paved road with 2-foot gravel shoulders. 
iv. Has an unknown depth and type of material of the sub-base, base, and paved surface.  
v. Has a 66-foot right-of-way dedication 

vi. Is maintained year round.  
vii. As there is no change to the operation to the previously approved CUP, there are no road 

improvements required as part of this proposed amendment.  
15. Parking:  

a. §17.22 Off Street Parking Standards – All uses included under Use Index 4000, Cultural, 
Entertainment, Recreation 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.  Given that there is no change in the operation and the proposed expansion is 
an outdoor pavilion, a new Parking Analysis is not required for this proposed amendment.  

16. Solid Waste Disposal – Logan City Environmental did not have any comments on this request.  
17. Fire Control – The County Fire District has reviewed the proposed plans and visited the site.  

The facility has their own water supply for fire protection and the Fire Department has no 
concerns with the request. Any future development on the property must be reevaluated and 
may require improvements based on the location of any proposed development.   

18. Water Requirements – Recreational facilities do not require confirmation of domestic culinary 
water rights.   

19. Septic – As the proposed structure is an outdoor pavilion with no proposed plumbing, septic 
feasibility is not required.  

G. Impacts and mitigation See conclusion #1 
20. 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 
reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards.”  

21. 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. 

22. Known or reasonably anticipated detrimental effects of the use are as follows: 
a. Sensitive Areas:   

i. The subject property is located in a FEMA floodplain and is adjacent to the Little 
Bear River. The applicant must work with the County Public Works Department on 
stormwater issues to reduce runoff issues during construction.  Additionally, if 
required for an outdoor pavilion, the applicant may be required to provide an 
elevation certificate for the proposed structure at the time of the Zoning Clearance 
review.  Areas of possible wetlands are also shown on the GIS map.  Development 
is not permitted in wetland areas. Condition #4 
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H. Public Notice and Comment—§17.02.040 Notice of Meetings 
23. Public notice was posted online to the Utah Public Notice Website on 23 April 2020. 
24. Notice was published in the Herald Journal on 25 April 2020. 
25. Notices were posted in three public places on 23 April 2020. 
26. Notices were mailed to all property owners within 300 feet of the subject property on 23 April 

2020.  
27. 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, and do not supersede the conditions of previous approvals unless the new conditions 
establish a conflicting requirement: 

1. The applicant and operator(s) must abide by the information as provided in the application and 
the information as identified in this report and must comply with the conditions of approval. 
Any expansion or modification of the proposed use must obtain the approval of the Land Use 
Authority. See A-2 

2. The equipment stored on-site to maintain the recreational facility must not be stored in the 
required parking area and must be screened from the roadway.   

3. Any proposed signage must apply for and obtain approval of a Zoning Clearance and building 
permit, if necessary, prior to installation.  

4. Prior to construction, the applicant must address impacts to sensitive areas located on the 
property including, but not limited to, stormwater, elevation certificate, and wetland 
delineation, as applicable. See G-22-b 

CONCLUSIONS (2) 
Based on the findings of fact and conditions noted herein, the Trout of Paradise CUP 3rd Amendment 
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, G 

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 D-6 
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       Staff Report:  Advanced Shoring  CUP 1st Amendment                       7 May 2020  
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: Per-Ole Danfors, Danfors Brothers, LLC Parcel ID#: 03-058-0022   
Staff Determination:Approval with conditions    
Type of Action: Administrative 
Land Use Authority: Planning Commission      

LOCATION Reviewed by  Angie Zetterquist 

Project Address: 
4350 South 1500 West 
North of Hyrum  
Current Zoning:   Acres: 10.0 
Industrial (I) Zone 

Surrounding Uses:  
North – Agricultural/Public Infrastructure 
South – Agricultural/Hyrum City  
East – Agricultural 
West – Agricultural 

        
 
 
 
 
 
   
 
 
 
 
 
 
 

 
 

FINDINGS OF FACT (35) 

A. Request description  
1. The Advanced Shoring Conditional Use Permit (CUP) 1st Amendment is a request to amend 

their previously approved CUP to operate a storage and warehousing facility (Use Type 3400) 
on a 10.0 acre parcel located in the Industrial (I) Zone. 

2. The Planning Commission approved a CUP in July 2019, but the applicant has decided to make 
significant changes to the original request through this amendment.  Although the original CUP 
was approved, it has not been recorded. 

3. Prior to approving the original CUP, the County Council approved a rezone of the subject 
property from Agricultural (A10) to Industrial (I) in 2018 and the applicant is now seeking to 
establish a storage and warehousing facility on the parcel.   
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4. Per the revised Letter of Intent (Attachment A), the applicant is proposing to operate a 
construction company, which will use the southeast portion of the property for storing and 
refurbishing construction equipment. The applicant has redlined the original Letter of Intent to 
show the proposed amendments under this request. The applicant is also proposing to operate 
an open-air RV and boat storage on the northwest portion of the property, but anticipates that 
use will begin operation in approximately three years. See condition #1 
a. Construction  

i. The subject property has three existing buildings on-site, located in the southwest area 
of the property.  The applicant had originally proposed using the existing wood-frame, 
metal structures for the construction company, but has determined the structures are not 
practical for the proposed use and is now planning to construct a new building for this 
purpose (Attachment B).  Per the revised Letter of Intent, the new building will be used 
to operate a construction company including the storing and refurbishing of 
construction equipment. See condition #2 

ii. Per the revised Letter of Intent, other development of the site includes relocating 
existing fencing and adding fencing and gates for the proposed RV and boat storage 
facility.  See condition #1    

iii. Also located on the property is a manmade lagoon that was constructed for the hog 
farm.  The applicant has updated his Letter of Intent indicating that the lagoon will be 
filled and leveled under a wetland delineation approval from the US Army Corps of 
Engineers.  The applicant must provide the Department of Development Services with a 
copy of the wetland delineation permit.  See condition #3 

b. Operation 
i. The applicant states that the construction company will use the southeast area of the 

property for storing and refurbishing construction equipment.  The Letter of Intent 
identifies the type of equipment that will be used on-site as mainly forklifts, backhoes, 
and cranes with various types of foundation construction equipment such as drilling rigs 
and concrete pumps stored on the property as well as construction materials. See 
condition #4    

ii. In the Letter of Intent, the applicant states there will be 5-10 employees working on the 
site at any one time.  Hours of operation will be Monday through Friday and some 
Saturdays from 7:00 AM to 7:00 PM.  The facility will not operate on Sundays. 

iii. The applicant indicates in the revised Letter of Intent that access to the property will be 
from 4400 South, a change from the original access point off of 1500 West, for the 
housing construction company.  All parking and loading/unloading of trucks will occur 
on the property inside the fenced area.  The applicant states up to ten (10) passenger 
vehicles such as cars and pickup trucks will enter the property daily and 1-to-2 semi-
trucks on a weekly basis. See condition #5 & #6  

iv. Utilities will be installed for the new structure and a fire dry hydrant storage tank will 
be installed to meet Fire Code. See condition #7   

v. Signage is proposed for the entrance gate that will display the address and company 
name.  See condition #8  

vi. Waste will be collected in a commercial dumpster and collected by Logan 
Environmental Services.  

vii. The open-air RV and boat storage area is proposed to be located in the northwest 
portion of the property. Access to this area will be from the north gate along 1500 West 
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with fencing and gates installed for the proposed use.  The applicant anticipates that the 
use will begin operating in about three years. See condition #1  

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. See conclusion #1 

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. See conclusion #1 

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 #1 

8. The subject property has not changed size or configuration since August 8, 2006 and is a legal 
parcel.  There are existing structures on the property initially built for a hog farm. 

9. §17.07.030, Use Related Definitions defines this use as “3400 Storage and Warehousing, and 
also specifically as #1. Storage Yard.” 

10. §17.07.040, Definitions, defines “3400 Storage and Warehousing” as, “A structure(s) 
containing storage space(s) of varying sizes that are affiliated with a commercial or industrial 
uses. Such facilities are to be used for dead storage only. No business activities may be 
conducted from a storage facility other than those that are clearly ancillary to the primary 
business.” 
a. Item #1 “Storage Yard” is further defined as, “The storage of large equipment and vehicles 

(either construction or transport); bulk construction materials (soil and rock products or 
building materials); and buildings or structures for uses such as offices or repair facilities.” 

11. §17.09.030, Schedule of Uses by Zoning District, permits this use as a CUP in the Industrial (I) 
Zone only if reviewed and approved in accordance with the conditional use review procedures 
of §17.06 Uses as noted.  

12. §17.10.040 Site Development Standards – The required setback from the property line in the 
Industrial (I) Zone is 30’.  The storage of material or placement of structures within the setback 
area is not permitted. See condition #4 

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

a. Proposed CUP’s 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. 
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14. The primary activity of the proposed use is a storage and warehousing use/storage yard for a 
construction company, and for RV and boat storage. 

15. As discussed previously, the existing structures will no longer be used as part of the facility 
and a new building will be constructed in the southeast area of the property. See condition #2 

16. The proposed use will be located on the 10-acre property and is surrounded by a water 
filtration plant infrastructure and agricultural uses.  Within a mile of the subject property there 
are only 4 parcels, of a total of 225, with a home located on it. At the time of the rezone 
request, the City Administrator for Hyrum City was contacted as the property is located within 
the City’s future annexation area.  The City Administrator stated that the future land use plan 
for that area is industrial and agricultural.   

E. Adequate service provision See conclusion #1 
17. 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 
enforcement protection, schools and school busing, potable water, septic/sewer, storm 
water drainage, and garbage removal. 

18. The subject property has frontage along 1500 West and 4400 South, both county roads.   
19. §12.02.010 adopts the Manual of Roadway Design and Construction Standards (Road Manual) 

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

a. Table 2.2 – Roadway Typical Sections, Footnote #6 indicates that development of a 
commercial or industrial nature must meet the minimum requirements of a local road.  

b. §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. 

c. 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.  

d. §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.     

e. 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.   

21. A basic analysis of 1500 West is as follows: 
a. Is an existing county facility that provides access to the general public.  
b. Has a Local Road classification. 
c. Currently provides access to multiple vacant and agricultural parcels.  
d. Consists of an average 20-foot paved width with a 2-foot wide gravel shoulder on the east side 

and a 1-foot wide gravel shoulder on the west side. 
e. Does not appear to have the full 66-foot right-of-way dedicated to the County. 
f. Has an unknown depth and type of material under the surface.   
g. Is maintained year round.  See condition #9 & #13 



 

7 May 2020 5 of 8 

  

22. A basic analysis of 4400 South is as follows: 
a. Is an existing county facility that provides access to the general public.  
b. Currently provides access to multiple vacant and agricultural parcels.  
c. Has a Local Road classification. 
d. Consists of an average 21-foot paved width with 1-foot wide paved shoulders and an 

additional 1-foot wide gravel shoulder on the north side of the road and 3-foot wide gravel 
shoulder on the south side. 

e. Has the full 66-foot right-of-way dedication. 
f. Has an unknown depth and type of material under the surface.   
g. Is maintained year round.  See condition #9 & #13 

23. Parking:  
a. §17.22 Off Street Parking Standards – All uses included under Use Index 3000 require a 

minimum of one parking space per 250 square feet, or a Parking Analysis conforming to 
§17.07.040 General Definitions and §17.22 Off Street Parking Standards. See condition 
#10 

b. According to the proposed construction plans for the new building it will be 4,000 square 
feet, which at one parking space per 250 square feet, would require 16 parking spaces.  
Additionally, an area for truck loading and unloading and turn arounds should be 
designated on a site plan to confirm the required parking does not conflict with other uses 
on the property.  See condition #10 

24. Refuse: Logan City Environment Department, Solid Waste Collection, reviewed the proposed 
use and confirmed that the facility will use a commercial front-load dumpster. 

25. Fire: §16.04.080 [C] Fire Control – The County Fire District visited the site and reviewed the 
Letter of Intent.  The Fire District confirmed that a water supple on site is required as well as a 
20-foot wide fire department access road to any structures on site. See condition #7 

26. Water: The applicant is planning on installing facilities that will require a culinary water right.  
There are currently two water rights associated with this property: #25-8024 & #25-11551.  
The water rights include a domestic culinary water share for a small shop with about 10 
occupants as well as irrigation and stock water rights. 

27. Septic: If individual buildings add restrooms, the Bear River Health Department will review 
them when a Zoning Clearance application has been submitted. 

F. Impacts and mitigation See conclusion #1 
28. 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 
reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards.”  

29. 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. 

30. Known or reasonably anticipated detrimental effects of the use are as follows: 
a. Noise: Hours of operation for the use are between 7:00 AM and 7:00 PM Monday through 

Friday and some Saturdays according to the Letter of Intent.  The uses on site have the 
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potential to create detrimental amounts of noise including the refurbishing and repairing of 
construction equipment.  However, given the location of the site and the surrounding 
agricultural and industrial uses it is not anticipated that the proposed use would create 
detrimental amounts of noise to uses on the existing, neighboring properties. 

b. Traffic: Due to the type of business, number of employees, and truck deliveries, an increase in 
traffic has the potential to create detrimental impacts.  The applicant must work with the 
County Engineer to confirm that the existing road meets the minimum local road standards.  
Additionally, a detailed site plan is required to confirm access is sufficient, and is located to 
ensure the traffic entering and existing the proposed facility does not create conflicts with 
other users on the county roads. See conditions #1, 6, 9, 10 

c. Potential contamination:  Repairing construction equipment and storage of RVs and boat has 
the potential to have detrimental effects on the soil and groundwater if the equipment or 
vehicles have leaks that are not prevented from entering the permeable surface.  Applicant 
must provide a plan for containment of potential leaks for review to the County Engineer, and 
indicate any areas on the site that will be improved with impermeable surfaces for the 
proposed uses.  See condition #11 

d. Visual:  The storage of equipment, construction materials, and RVs and boats may negatively 
impact the views from the surrounding roads and properties.  A detailed site plan with 
locations identified for storage as well the height and materials of any existing or proposed 
fences will aid in determining whether screening will be required.  See condition #13 

e. Sensitive Areas: 
i. USFWS Wetlands mapping identified possible wetlands present on a portion of the 

subject property.  A wetland delineation will be required if any development is proposed 
in this area and the applicant must work the Army Corps of Engineers to secure required 
permits and approvals to develop in the wetland areas. See condition #3 & #12 

ii. A canal runs along the property line parallel to 4400 South, the applicant must ensure 
development in the area does not impact the canal and obtain any required permission 
from the canal company prior to doing work in this area.  

G. Public Notice and Comment—§17.02.040 Notice of Meetings 
31. Public notice was posted online to the Utah Public Notice Website on 23 April 2020.  
32. Notice was published in the Herald Journal on 25 April 2020. 
33. Notices were posted in three public places on 23 April 2020. 
34. Notices were mailed to all property owners within 300 feet of the subject property and cities 

within 1-mile on 25 April 2020.  
35. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office. 

CONDITIONS (12) 
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. Any expansion or modification of the proposed use must obtain the approval of the Land Use 
Authority.  (See A-4, A-4-a-ii, F-30-b) 

2. Prior to recording the permit, a revised site plan must be submitted to the Development Services 
Department showing the proposed new building and indicating the three existing buildings will 
not be used as part of the storage and warehousing facility.  (A-4-a-i, D-15)  
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3. Prior to the development of the manmade lagoon area or identified wetland, the applicant must 
provide the Department of Development Services a copy of the wetland delineation permit from 
the US Army Corps of Engineers allowing the infill and leveling of the manmade lagoon on the 
property and development on any other area identified as a wetland.  (A-4-a-iii, F-30-e) 

4. The required setback from the property line in the Industrial (I) Zone is 30’.  The storage of 
material or placement of structures within the setback area is not permitted.   Proposed storage 
areas must be shown on the required site plan. (See A-4-b-i, C-12) 

5. Prior to recording the permit, the applicant must obtain an address from the County Recorder 
based on access to the property from 4400 South.  (A-4-b-iii)  

6. Prior to recording the permit, the applicant must obtain approval for the location of the access 
points along 1500 West and 4400 South from the County Engineer to ensure they meet distancing 
and safety requirements. Any work done in the county right-of-way requires approval of an 
Encroachment Permit prior to the work being done. (See A-4-b-iii, F-30-b)  

7. Prior to recording the permit, the applicant must obtain approval from the Fire Department for the 
required dry hydrant storage tank.  A copy of the approval must be provided to the Department of 
Development Services. Future development on the property requires preliminary plan review by 
the County Fire District. Any future development must be evaluated and may require 
improvements based on the location and type of proposed development. (A-4-b-iv, E-25) 

8. Any proposed signage must obtain approval of a Zoning Clearance and, if necessary, a building 
permit prior to installation. (A-4-b-v) 

9. Prior to recording the permit, the applicant must work with the County Public Works Department 
to make the necessary road improvements or submit a request for and obtain approval of a design 
exception. Confirmation from the County Engineer is required to ensure applicable issues with 
the roads have been resolved prior to recordation.  The proponent must pay all engineering costs 
associated with the road review. (E-21, E-22, F-30-b) 

10. Prior to recording the permit, a site plan detailing the location of the required parking must be 
submitted to and approved by the Department of Development Services Office.  Alternatively, a 
Parking Analysis as defined by the Cache County Land Use Ordinance may be submitted to the 
Development Services Office for the review and approval of the Director to determine the number 
of parking spaces needed for the facility. Evidence of professional licensure in the State of Utah 
must also be provided by the person preparing the analysis.  The proponent must pay all 
engineering costs associated with the review of the Parking Analysis.  (E-23-a, E-23-b, F-30-b) 

11. Prior to recording the permit, the applicant must provide a plan to the County Engineer for the 
prevention and containment of potential leaks from equipment and vehicles related to the 
proposed uses.  Additionally, a description regarding the disposal of non-hazardous waste must be 
provided to the Development Services Department. (F-30-c) 

12. Prior to recording the permit and upon review and approval of the required site plan, the Director 
will determine whether additional screening is required to mitigate any detrimental visual impacts 
related to the proposed use. (F-30-d) 
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CONCLUSIONS (2) 
Based on the findings of fact and conditions noted herein, staff recommends approval of the Advanced 
Shoring Conditional Use Permit 1st Amendment as: 

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 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) 
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 179 North Main, Suite 305  devservices@cachecounty.org 
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       Staff Report: North Pine Canyon Ranch Rezone                               7 May 2020  
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: Jarvis Maughan  Parcel ID#: 11-075-0007, -0026   
Staff Recommendation: None       
Type of Action: Legislative 
Land Use Authority: Cache County Council      

Location  Reviewed by Angie Zetterquist  

Project Address:  Acres: ~42 of 71 
~5500 West 4600 South 
Wellsville 
Current Zoning:  Proposed Zoning:                     
Forest Recreation (FR40) Agricultural (A10) 

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

         
 
 

 
 
 
 
 
   
 
 
 
 
 
 
 

 
Findings of Fact (17) 

A. Request description 
1. A request to rezone approximately 42 acres of two parcels totaling 71 acres from the Forest 

Recreation (FR40) Zone to the Agricultural (A10) Zone.    
2. This rezone may allow the parcel to establish uses permitted in the Agricultural (A10) Zone. A 

rezone request is general in nature and is not tied to any proposed use. Any impacts related to 
permitted and conditional uses allowed within the A10 Zone will be addressed as part of each 
respective approval process required prior to site development activities.  

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 maps (Attachment A & B) and in the following text: 

  



 

7 May 2020                         2 of 4 
 

 

a. Land Use Context:  
i. Parcel status:  Both parcels are legal as they located within an approved subdivision, 

North Pine Canyon Ranch Subdivision, and are identified as agricultural remainders 
within that subdivision.  

ii. At the time of the subdivision approval, the two subject properties had a split zoning: 
each parcel had a portion that was zoned A10 and a portion that was zoned FR40. The 
split zoning makes it difficult to calculate the overall density of the subdivision, and, 
per the Code, the two subject properties can only be developed in accordance with the 
most restrictive zone (i.e., FR40). 

iii. The Agricultural (A10) Zone allows for a variety of uses with the approval of a 
zoning clearance and/or conditional use permit, including the following uses, that are 
not permitted in the current Forest Recreation (FR40) Zone: 
 Single Family Dwelling 
 Accessory Apartment 
 Home Based Business 
 Residential Living Facilities 
 Agricultural Manufacturing  
 Cemetery/Crematorium 
 Religious Meeting House 
 Concentrated Animal Feed Operation 
 Livestock Auction Facility 
 Boarding Facility 
 Topsoil Extraction 

iv. Sensitive Areas:  The portions of the subject properties currently zoned FR40 contain 
sensitive areas that may impact future development (Attachment B).  
 Source Water Protection Areas: A source water protection area covers portions of 

the subject properties within the FR40 zone.  Septic systems are not permitted 
within zone 1 or 2 of the source water protection area for a culinary water system.   

 Areas of steep and moderate slopes are located in the FR40 zone of the subject 
properties.  Areas of steep slopes cannot be developed or used in future density 
calculations for the subdivision. Additional review and analysis may be required 
for any proposed development in the moderate slope areas. 

 Landslide hazard areas as well as a possible fault line are located on the subject 
properties.  Additional review and analysis may be required for any proposed 
development in these areas. 

v. Adjacent uses: The properties adjacent to the subject rezone are primarily forest 
recreation, agriculture, and residential uses. The nearest single family residences are 
immediately adjacent to the subject properties to the north and east.  Within the ¼ 
mile buffer area, there is one additional home and within the ½ mile buffer there are 
five additional parcels with homes, for a total of 8 parcels within ½ mile that have a 
home, all to the east of the subject properties.  There are a total of 25 parcels without 
a home within ½ mile of the subject properties.  There is one parcel without a home 
located in Wellsville City located within the ½ mile buffer area surrounding the 
property.  Properties located within the ½ mile buffer are primarily zoned Forest 
Recreation west of the subject properties and Agricultural (A10) to the east. The 
boundary of Wellsville City is also within ½ mile of the subject properties to the east.      
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vi. Annexation Areas:  The subject property is located within the Wellsville City future 
annexation area.  As the subject property is not located immediately adjacent to the 
city boundaries, a letter from the City regarding annexation was not required.          

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 

Agricultural (A10) Zone but does contain general guidelines for its implementation. County 
Land Use Ordinance §17.08.030 [C] identifies the purpose of the Agricultural Zone and 
includes the following:  

a. To provide areas to promote and protect the opportunities for a broad range of 
agricultural uses and activities where farming is a viable component of the local 
economy.   

b. To implement the policies of Cache Countywide Comprehensive Plan, including those 
regarding agricultural promotion, prime farmlands, density based residential standards, 
and clustering.    

6. Any impacts related to permitted and conditional uses allowed within the Agricultural (A10) 
(C) Zone will be addressed as part of each respective approval process required prior to site 
development activities. 

C. Access—16.04.040 [A], 16.04.080 [E], Road Manual 
7. §12.02.010 adopts the Manual of Roadway Design and Construction Standards (Road Manual) 

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

a. Local Road: 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. Local Roads must meet the minimum standard of two, 10-foot wide paved travel lanes with 
2-foot wide shoulders: 1-foot paved, 1-foot gravel (24 feet total width), 14-inches depth of 
granular borrow, a 6-inches depth of road base, 2.5-inches of bituminous surface course 
(asphalt), and a 66-foot wide right-of-way (ROW).   

9. A basic review of the access to the subject property identifies the following: 
a. Primary access to the parcel #11-075-0007 is from 4600 South; parcel #11-075-0026 has 

no frontage along a County Road.  
10. 4600 South: 

a. Is a County facility that provides access to the general public.  
b. Is classified as a Local Road from the County line to 4900 West. 

i. Has an average width of 22 feet (i.e., two 10-foot paved travel lanes and two 1-foot 
gravel shoulders). 

ii. Has a 66-foot wide right-of-way. 
iii. Has year round maintenance. 

c. Is classified as a Rural Road from 4900 West to parcel #11-075-0007 
i. Has a gravel width of 22-feet including travel lanes and shoulders.  

ii. Has 66-foot wide right-of-way.  
iii. Has year round maintenance.   

d. Future development may require right-of-way dedication and road improvements.  



 

7 May 2020                         4 of 4 
 

 

D. Service Provisions:   
11. §16.04.080 [C] Fire Control – The County Fire District reviewed the request and had no issues 

with the rezone request. 
12. §16.04.080 [F] Solid Waste Disposal – Logan City Environmental had no comments on the 

rezone request.  
E. Public Notice and Comment—§17.02.040 Notice of Meetings 

13. Public notice was posted online to the Utah Public Notice Website on 23 April 2020. 
14. Notice was published in the Herald Journal on 25 April 2020. 
15. Notices were posted in three public places on 23 April 2020. 
16. Notices were mailed to all property owners within 300 feet and Wellsville City on 23 April 

2020.   
17. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office. 
 
 

Staff Conclusion  

The North Pine Canyon Ranch Rezone, a request to rezone ~42 acres of two parcels totalling 71 acres 
acres from the Forest Recreation (FR40) Zone to the Agricultural (A10) Zone has been reviewed in 
conformance with Title 17 of the Cache County Land Use Ordinance and the County Manual of 
Roadway Design and Construction Standards. Staff has not made a recommendation on this request 
and can assist the Planning Commission in drafting a recommendation based on the findings of fact 
identfied above and any others identfied at the public hearing. 
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Areas That May Require Further Analysis

GIS PARCEL SUMMARY
Parcel Number:
Property Address:

Owner Name:

Owner Address:

Base Zone:
Overlay Zone:

Tax Roll Acreage: 42.04

(Not Available)
11-075-0007

LESLEE M & MARK S WESSEL

580 S ADAIR SPRINGS LN
PINETOP, AZ  85935-7011

Not Authoritative — For Prelimin ary Review On ly

FR40 / A10
Mineral Extraction and Excavation
Overlay (ME)

This overview is based on the information in the Cache County GIS databases. Please verify the potential
presence of areas requiring further analysis with the County's webmaps. Sections 17.10, 17.17, and 17.18 of
the Cache County Land Use Ordinance contain the development standards and requirements associated with
these areas. The definition of "Parcel/Lot" in Section 17.07.040 outlines parcel legality.
Cache County assumes no liability for any errors, omissions, or inaccuracies in the information provided
regardless of the cause of such or for any decision made, action taken, or action not taken by the user in
reliance upon any maps or information provided herein. All datasets may contain errors. The information
shown here is not intended to replace evaluation by a competent, licensed professional. In particular, the
parcel boundaries are representational only and are not legal definitions of real property, nor are they intended
to replace a land survey by a licensed surveyor.

Gen erated on  27 Apr. 2020 at 03:28 PM

Jurisdiction: Cache County
Future
Annexation Area: Wellsville

Encroachment Permit
FEMA Floodplain
County Floodplain Buffer
Source Water Protection
Zones 1 or 2

Moderate Slopes
Steep Slopes
Fault Lines
Landslide Scarps

Landslides
Wildland-Urban Interface
Wildfire Hazard Areas

Comprehen sive maps can  be found
at www.cachecoun ty.org/gisInitial Parcel

Legality Review:
Potentially a subdivision lot, verify on plat
Does not appear to match its August 8, 2006 configuration

Parcel Summary v.2

Parcel legality doesNOTguaran tee that a parcel or lot is buildable; it is only on e step in  the developmen t process.
All other requiremen ts must still be met. Parcel legality should be verified before submitting a land use application .

NOTE:

Attachment B
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Areas That May Require Further Analysis

GIS PARCEL SUMMARY
Parcel Number:
Property Address:

Owner Name:

Owner Address:

Base Zone:
Overlay Zone:

Tax Roll Acreage: 28.96

(Not Available)
11-075-0026

JARVIS S & NANCY M TRS
MAUGHAN
PO BOX 22
WELLSVILLE, UT  84339-0022

Not Authoritative — For Prelimin ary Review On ly

FR40 / A10
Mineral Extraction and Excavation
Overlay (ME)

This overview is based on the information in the Cache County GIS databases. Please verify the potential
presence of areas requiring further analysis with the County's webmaps. Sections 17.10, 17.17, and 17.18 of
the Cache County Land Use Ordinance contain the development standards and requirements associated with
these areas. The definition of "Parcel/Lot" in Section 17.07.040 outlines parcel legality.
Cache County assumes no liability for any errors, omissions, or inaccuracies in the information provided
regardless of the cause of such or for any decision made, action taken, or action not taken by the user in
reliance upon any maps or information provided herein. All datasets may contain errors. The information
shown here is not intended to replace evaluation by a competent, licensed professional. In particular, the
parcel boundaries are representational only and are not legal definitions of real property, nor are they intended
to replace a land survey by a licensed surveyor.

Gen erated on  27 Apr. 2020 at 03:31 PM

Jurisdiction: Cache County
Future
Annexation Area: Wellsville

FEMA Floodplain
County Floodplain Buffer
Source Water Protection
Zones 1 or 2

Moderate Slopes
Steep Slopes
Landslide Scarps

Landslides
Wildland-Urban Interface
Wildfire Hazard Areas

Comprehen sive maps can  be found
at www.cachecoun ty.org/gisInitial Parcel

Legality Review:
Potentially a subdivision lot, verify on plat
Does not appear to match its August 8, 2006 configuration

Parcel Summary v.2

Parcel legality doesNOTguaran tee that a parcel or lot is buildable; it is only on e step in  the developmen t process.
All other requiremen ts must still be met. Parcel legality should be verified before submitting a land use application .

NOTE:

Attachment B



SENSITIVE AREAS  

AREA LEGEND IF AREA PRESENT:  
Natural and/or Manmade Waterways 

Wetlands  

Wetland delineation, the review and determination of wetland areas, 
may be required.  Development in wetland areas shall not occur except 
as permitted by the U.S. Army Corps of Engineers.  Wetland acreage 
does not count toward the assessment of developable acreage. 

Water Bodies 
 Development shall not occur in waterways, and acreage identified as 

waterways does not count toward the assessment of developable 
acreage.  Additional setbacks are required from waterways. Major Waterways  

Canals  
Floodplain 

FEMA Floodplain 

Floodplain Buffer 
 

 

A Floodplain Permit is required.  See §17.18.040 Sensitive Areas 
Analysis [A-2-c] and §17.18.050 Standards and Development Plan [B-
3] for requirements. If structures are located within the county 
floodplain buffer, the owner/developer must provide an elevation 
certificate documenting a minimum of 1’ of freeboard for structures, or 
meet the requirements of FEMA Technical Bulletin 1 / August 2008. 

Source Water Protection Zones 

Zone 1 or 2 (No 
symbol) 

Septic systems are not permitted within Zone 1 or 2 of a source water 
protection zone.  See §17.10.050 Supplemental Standards [A-3-b]. 

Slopes 

Moderate Slopes 
 

Any development on moderate slopes requires a geotechnical report.  
See §17.18.040 Sensitive Areas Analysis [A-2-a] and §17.18.050 
Standards and Development Plan [B-1, 5], and §17.18.060 
Geotechnical Report Minimum Standards for requirements. 

Steep Slopes 
 

Development is not permitted on steep slopes, and this acreage does not 
count toward the assessment of developable acreage.  See §17.18.040 
Sensitive Areas Analysis [A-1-b] and §17.18.050 Standards and 
Development Plan [A-2] for requirements. 

Geologic Hazards 
Fault Lines  

A geotechnical report is required if development is proposed within the 
hazard area(s). See §17.07.040 General Definitions; Geologic Hazard; 
Sensitive Area; for requirements see§17.18.040 Sensitive Areas 
Analysis [A-2-e] and §17.18.050 Standards and Development Plan [B-
5], and §17.18.060 Geotechnical Report Minimum Standards. 
 

Debris Flow  
Landslide Scarps  

Landslide 
 

Liquefaction Potential: 

6=Moderate to High 

7= High 
 

 
Important Habitat Areas 

Maguire Primrose 
 

A Habitat Management Plan is required. See §17.18.040 Sensitive 
Areas Analysis [A-2-d] and §17.18.050 Standards and Development 
Plan [B-4] for requirements. 
 

Canada Lynx  

Greater Sage Grouse 
 

Yellow-Billed Cuckoo  

Attachment B
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Wildfire Hazards 

Wildland-Urban Interface 
 

Wildland-Urban Interface; Additional requirements and 
standards may apply.  Contact the Cache County Fire District 
(435) 755-1670 and refer to the 2006 Utah Wildland-Urban 
Interface Code. 
 
The Utah Wildfire Risk Assessment Portal 
(https://wildfirerisk.utah.gov/) is the primary mechanism for 
Utah Division of Forestry, Fire, and State Lands to deploy 
wildfire risk information and create awareness about wildfire 
issues across the state. The Wildfire risk and threat data layers 
were developed as part of the West Wide Wildfire Assessment 
covering the seventeen Western States. Collectively these 
applications will provide the baseline information needed to 
support mitigation and prevention efforts across the state. A 
more detail report can be generated from the website link above. 

Wildfire Threat Level Index 

 

 
 

Agricultural Protection Areas 

Protection Areas 

100’ Buffer 
 

 

See the recorded Agriculture Protection Area. See §2.70 
Agriculture Protection Area Advisory Board; See also UCA §17-
41. 

Airport Overlays 

65 Ldn Noise Area  

For airport areas, see §17.17.060 Schedule of Uses to determine 
if the proposed use is permitted in the airport zone.  Federal 
Aviation Administration (FAA) review may also be required.   

 
 

Inner Approach Zone  

Approach Zone  

Traffic Pattern Zone  

Influence Area  
FAA Regulation Part 77 

1,000 ft / 100 = 10 ft  

2,000 ft/ 100 = 20 ft  

3,000 ft/ 100 = 30 ft 
 

4,000 ft/ 100 = 40 ft  

4,500 ft/ 100 = 45 ft  
Encroachment Permit (County Roads) 

Encroachment Permit 
(No Symbol) 

 

An Encroachment Permit is required when working within the 
county right-of-way see, §12.02.020: Development of Roadways 
see §12.01.050: Damage to Roadways. 
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Option 1 – Recommend Approval 
Planning Commission Conclusion  
Based on the findings of fact noted herein, the North Pine Canyon Ranch Rezone is hereby 
recommended for approval to the County Council as follows: 

1. The location of the subject property is compatible with the purpose of the Agricultural (A10) 
Zone as identified under §17.08.030[A] of the Cache County Code as it:    
a. The location of the subject properties is compatible with the purpose of the proposed A10 

Zone.  
b. The proposed A10 Zone is consistent with the zoning of the approved subdivision in which 

they are located and will eliminate the split zoning of the two subject properties. 
c. The historic and current use of the properties is agricultural and is suitable for development 

within the A10 Zone without increasing the need for variances or special exceptions within 
this zone.  

 
 
Option 2 – Recommend Denial 
Planning Commission Conclusion  
Based on the findings of fact noted herein, the North Pine Canyon Ranch Rezone is hereby 
recommended for denial to the County Council as follows: 

1. The location of the area of the subject properties to be rezoned is not compatible with the 
purpose of the Agricultural (A10) Zone.  

2. The portion of the subject properties to be rezoned are more appropriate and consistent with the 
purposes of the Forest Recreation (FR40) Zone due to limited access, presence of sensitive 
areas not compatible with development, and will conflict or have deleterious effects upon 
surrounding properties.  
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       Staff Report: Pinnacle Estates LLC Rezone                                   7 May 2020  
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: Andrew Lillywhite Parcel ID#: 11-020-0002   
Staff Recommendation: None       
Type of Action: Legislative 
Land Use Authority: Cache County Council      

Location  Reviewed by Angie Zetterquist  

Project Address:  Acres: 30.10 
190 South 300 West 
Mendon 
Current Zoning:  Proposed Zoning:                     
Agricultural (A10) Rural 2 (RU2) 

Surrounding Uses:  
North – Agricultural/Residential/Mendon City 
South – Agricultural/Residential 
East – Mendon City/Residential 
West – Agricultural/Forest Recreation  

         
 
 

 
 
 
 
 
   
 
 
 
 
 
 
 

 
FINDINGS OF FACT (16) 

A. Request description 
1. A request to rezone a 30.10 acre property from the Agricultural (A10) Zone to the Rural 2 

(RU2) Zone.    
2. This rezone may allow the parcel to be legally divided into a maximum of 15 separate lots as 

part of a subdivision process.  
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 (Attachment A) and in the following text: 
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a. Land Use Context:  
i. Parcel status:  The parcel is legal as its present size and configuration is the same as 

of August 8, 2006.  
ii. Average Lot Size: The subject parcel is 30.10 acres and has one home; there are no 

other parcels in unincorporated county with a home within a ¼ mile buffer of the 
proposed rezone. There are 7 parcels with homes in Mendon City immediately 
adjacent to the subject property with an average lot size of 1.4 acres. There are 11 
parcels without a home in unincorporated county immediately adjacent to the subject 
property with an average lot size of 13.7 acres; in Mendon City there are 4 parcels 
without a home and an average size of 2.3 acres.   
Within a ¼ mile of the proposed rezone the average size of parcels (48 parcels) with a 
home in Mendon City is 1.0 acre.  The average size of parcels (27 parcels) in the ¼ 
mile buffer without a dwelling in Mendon City 2.3 acres; in unincorporated County 
there are 24 parcels without a home and average lot size of 13.9 acres.  
When the buffer is expanded to a ½ mile of the proposed rezone, there are 4 parcels 
with a home in unincorporated County with an average size of 4.9 acres and 40 
parcels without a home at 19.9 acres average.  In Mendon City within the ½ mile 
buffer, the average size of parcels with a home (147 parcels) is 0.9 acres and the 
average size of parcels (570 without a home is to 6.6 acres.  (Attachment A)   
The proposed RU2 zone allows a maximum density of 1 lot for every 2 acres, 
whereas the current A10 zone allows a maximum density of 1 lot for every 10 acres.  
With approximately 30.10 acres of property, the subject property may allow up to a 
maximum of 3 lots; a rezone to RU2 may allow up to 15 buildable lots. 

iii. Schedule of Zoning Uses: Under the current County Land Use Ordinance, the RU2 
Zone is more restrictive in the uses allowed when compared to the Agricultural (A10) 
Zone. There are no uses that are allowed as a permitted or conditional use within the 
RU2 Zone that are not allowed as a permitted or conditional use within the A10 Zone.  
The following uses are conditional uses in the A10 Zone but are not allowed in the 
RU2 Zone: 
 Agricultural Manufacturing 
 Recreational Facility 
 Cemetery 
 Private Airport 
 Concentrated Animal Feed Operation 
 Livestock Auction Facility 
 Topsoil Extraction 

iv. Adjacent uses: The properties adjacent to the subject rezone are primarily used for 
agriculture with single family dwellings located primarily to east within Mendon 
City.     
In 1995, the Deep Canyon Farm Subdivision, a 3-lot subdivision, was approved on 
the property immediately north of the subject property.  The approvals from both 
Planning Commission and the Board of Adjustments clearly stated that access to the 
lots would be from a private road, Thimbleberry Lane.  Further, access to the private 
road was from an unmaintained County road that did not meet the required road 
standards and the County had no intention of improving or maintaining the portion of 
the County road that provided access to the private road. To date, no homes have 
been constructed on any of the 3 lots. 
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v. Annexation Areas:  The subject property is located within the Mendon City future 
annexation area and, in March 2020, the applicant did petition for annexation into the 
city. However, at the March 12, 2020 Mendon City Council meeting the petition was 
denied. (Attachment B)       

vi. Zone Placement: As identified by the Planning Commission and the County Council 
at the time the RU2 Zone was adopted, the intended/anticipated placement of this 
zone was in areas of the unincorporated county adjacent to municipalities. The 
Mendon City boundary, at its closest point, is immediately adjacent to the subject 
property on the east.   
The nearest RU2 zone is approximately 1.4 miles southeast of the subject property by 
the most direct road route. This RU2 zone was approved as the Mountain View 
Meadow Rezone in November 2018.  The rezone was for a 6.29 acre parcel located 
on 2000 South, a maintained County road that required minimal improvements when 
the 3-lot subdivision was approved in February 2019.    

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 Rural 2 

(RU2) Zone but does contain possible guidelines for its implementation. County Land Use 
Ordinance §17.08.030 [B] [1] identifies the purpose of the RU2 Zone and includes the 
following:  

a. “To allow for residential development in a moderately dense pattern that can allow for 
rural subdivisions, and to allow for clustering plans larger than a single parcel. This 
type of development should be located and designed to not unreasonably impede 
adjacent agricultural uses, nor to unreasonably conflict with the development standards 
of adjacent municipalities.  

b. To implement the policies of the Cache Countywide Comprehensive Plan, including 
those regarding improved roadways, density based residential standards, clustering, 
moderate income housing and municipal standards. 

c. 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 RU2 Zone will be addressed as part 
of each respective approval process required prior to site development activities. 

C. Access—16.04.040 [A], 16.04.080 [E], Road Manual 
7. The Road Manual specifies the following: 

a. §2.1-A-4 Rural Road, Table 2.2 Roadway Typical Sections: Roads with up to 30 ADT.  
This includes roadways that have the capacity for moderate to low speeds and low 
volumes. This category provides access to farms, other agricultural uses, and dispersed 
rural residences.  Gravel or chip & seal road surfacing is typically acceptable and must 
meet the minimum standard of two, 10’ wide gravel travel lanes with 2’ wide gravel 
shoulders (24’ total width), 14” depth of granular borrow, a 6” depth of road base, and 
chip-seal requirements as applicable 

b. §2.1-A-3 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.  
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c. Local Roads must meet the minimum standard of two, 10-foot wide paved travel lanes 
with 2-foot wide shoulders: 1-foot paved, 1-foot gravel (24 feet total width), 14-inches 
depth of granular borrow, a 6-inches depth of road base, 2.5-inches of bituminous surface 
course (asphalt), and a 66-foot wide right-of-way (ROW).   

8. A basic review of the access to the subject property identifies the following: 
a. Primary access to the subject property is from 1400 South, a County road along the 

frontage of the property that continues west and south along 6500 West for approximately 
¾ of a mile before it dead-ends. Immediately east of the property frontage, the county road 
changes to a Mendon City road and continues into the City.     

9. 1400 South: 
a. Begins at the northeast corner of the subject property; access to the existing single family 

home is immediately off the corner from the Mendon City road (i.e., 300 West, where the 
property takes its address from).  

b. Is an existing county facility that provides access to agricultural properties.  
c. Is classified as a Rural Road. 
d. Consists of an average width of 12-13 feet with a surface material of gravel and dirt, 

which does not meet the requirements of a Rural or Local Road per the Road Manual. 
e. Is graded twice a year by the County, but has no winter maintenance. 
f. There is no recorded right-of-way along the frontage of the subject property. 

D. Service Provisions:   
10. §16.04.080 [C] Fire Control – The County Fire District had no comments on the rezone. Future 

access must be reevaluated and may require improvements based on the location of any 
proposed structure on lots created through a subdivision process.   

11. §16.04.080 [F] Solid Waste Disposal – Logan City Environmental did not have any comments 
on the rezone. 

E. Public Notice and Comment—§17.02.040 Notice of Meetings 
12. Public notice was posted online to the Utah Public Notice Website on 23 April 2020. 
13. Notice was published in the Herald Journal on 25 April 2020. 
14. Notices were posted in three public places on 23 April 2020. 
15. Notices were mailed to all property owners within 300 feet and Mendon City on 23 April 2020.   
16. Staff has received written comment from Mendon City stating they are not in favor of the 

rezone request (Attachment C).  In their letter, Mendon City cites issues with stormwater, 
runoff, access to and pressurization of culinary water, and road issues as reasons they oppose 
the rezone.  
 

CONCLUSION  
The Pinnacle Estates LLC Rezone, a request to rezone 30.10 acres from the Agricultural (A10) Zone 
to the Rural 2 (RU2) Zone has been reviewed in conformance with Title 17 of the Cache County Land 
Use Ordinance and the County Manual of Roadway Design and Construction Standards. Staff has not 
made a recommendation on this request and can assist the Planning Commission in drafting a 
recommendation based on the findings of fact identfied above and any others identfied at the public 
hearing. 
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Future Annexation Areas
Zone Type

Mineral Extraction and Excavation Overlay (ME)
Public Infrastructure Overlay (PI)
A10: Agriculture 10 acres
C: Commercial
FR40: Forest Recreaction 40 acres
I: Industrial
RR: Resort Recreation
RU2: Rural 2 Zoning District
RU5: Rural 5 Zoning District  4/8/2020 I

Legend
Proposed Rezone
Municipal Boundaries
Subdivisions
Parcels

Winter Maintenance
County Roads
Highways

With a Home in Mendon City: 1.4 Acres (7 Parcels)
Without a Home: 13.7 Acres (11 Parcels)
Without a Home in Mendon: 2.3 Acres (4 Parcel)
With a Home in Mendon City: 1 Acre (48 Parcels)
Without a Home: 13.9 Acres (24 Parcels)
Without a Home in Mendon City: 2.3 Acres (16 Parcels)
With a Home: 4.9 Acres (4 Parcels)
With a Home in Mendon City: 0.9 Acres (147 Parcels)
Without a Home: 19.9 (40 Parcels)
Without a Home in Mendon City: 2.8 Acres (57 Parcels)

Average Parcel Size

1/2 Mile 
Buffer

Adjacent 
Parcels

1/4 Mile 
Buffer
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P.O. Box 70   Mendon, UT   84325 
Phone (435) 753-3449     
www.mendoncity.org 

Mendon City Corporation 

April 27, 2020 
 
 
Cache County Development Services Department 
179 North Main, Suite 305 
Logan, UT 84321 
 
Dear Cache County Planning Commission, 
 
Mendon City is responding to the request of Pinnacle Estates LLC to the planning commission to 
rezone 30.10 acres at approximately 190 South 300 West from Agricultural Zone (A10) to Rural 2 
Zone (RU2).  Mendon City previously denied an annexation request for the parcel in question due 
to significant issues created by increasing the housing density on the property.  
 
Mendon City is not in favor of rezoning the parcel to the higher RU2 density for the following 
reasons: 
 

1) Stormwater and flooding to streets and properties within Mendon City.  In the winters of 
2012 and 2017 Mendon City had significant flooding events occur directly below the area 
being considered.  The property slopes to the North/Northeast and overland flows have 
been directed North into an existing small city drainageway.  The redirected flows have 
caused damage to city roads and threatened homes along 100 South within Mendon City.  
Increased housing density and the resultant roads, roofs, and driveways will create 
additional harden surfaces that will significantly increase flood flows further impacting the 
area.  Mendon currently has no system in place to handle the increased volume of water 
and transport it safely through town to the East.  Mendon City will look to Cache County 
for financial compensation for damages caused by increased flows to downstream city 
areas if the rezone is approved and adequate stormwater retention measures and 
management practices are not fully implemented.  

2) Mendon City’s search for additional culinary water sources conducted in 2009 through 
2017 indicates that groundwater to the west of Mendon City is limited.  Mendon City 
questions that there is a sufficient volume of water to sustain the number of homes and 
subsequent acreage that would be allowed under an RU2 designation.  Insufficient water 
to support 2 acres of property could result in small, overgrazed parcels creating additional 
runoff and flooding to the area.  A large weed problem due to lack of enough vegetative 
cover may also result due to homeowners wanting to raise animals on ground not receiving 
enough irrigation.   Many small wells immediately above Mendon City could impact the 
appropriated water rights from springs and seeps located below the property and down 
gradient from the wells.  Mendon City would look to Cache County to provide sufficient 
evidence that no existing water rights would be affected by any wells resulting from the 
rezone. 
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P.O. Box 70   Mendon, UT   84325 
Phone (435) 753-3449     
www.mendoncity.org 

Mendon City Corporation 

3) Mendon City’s current annexation policy acknowledges the pressure limitation of the city 
culinary system above the elevation of 4590 feet above sea level (approximately the 
elevation of the Wellsville Mendon Canal above and to the West of town).  Knowing the 
city cannot provide pressurized culinary water above that elevation at this time resulted in 
a city agricultural zone (A10) designation for any property wishing to annex into the city 
above the canal.  In matching the county’s current zoning for the area West of Mendon it 
was viewed as way to avoid significant runoff problems and allow time for the city to 
develop additional high elevation water sources and develop and implement a new 
stormwater management plan.  Mendon City is currently pursuing additional financial and 
technical resources to accomplish both objectives. 

4) The road between 200 and 300 West servicing the property requesting a rezone is gravel.  
Any increased vehicle traffic resulting from an RU2 designation should require that the 
road be upgraded to meet current Mendon City road standards and specifications including 
asphalt surface of 24 feet in width and swales on either side.  Furthermore, the canal 
bridge within this stretch of road is narrow and should also be widened and upgraded to 
adequately and safely convey vehicle traffic and permit pedestrian passage. The segment 
of road and canal bridge described are currently not priority projects for Mendon City and 
no improvements have been budgeted.  Mendon City must review and approve any 
proposed changes to the city right-of-way. 

5) Mendon City’s current General Plan calls for maintaining the original 10-acre block/grid 
system upon which the city was originally developed.  While the city acknowledges that by 
not allowing annexation of the property in question into the city relinquishes our control of 
the decisions surrounding the development, it does not make sense to allow development 
to occur at a higher density bordering the city but beyond local services like snow removal, 
water system maintenance and street repair. 

 
In conclusion,  Mendon City appreciates notification of the rezone request and the opportunity to 
respond in writing.  We appreciate the planning commission’s due diligence in considering the 
above identified issues in their deliberations.  
 
Sincerely, 
 
 
 
Ed Buist, Mayor, Mendon City 
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Option 1 – Recommend Approval 
Planning Commission Conclusion  
Based on the findings of fact noted herein, the Pinnacle Estates LLC Rezone is hereby recommended 
for approval to the County Council as follows: 

1. The location of the subject property is compatible with the purpose of the Rural (RU2) Zone as 
identified under §17.08.030[A] of the Cache County Code as it:  
a. Is in close proximity to the Mendon City boundary.  
b. Allows for residential development in a moderately dense pattern that can allow for rural 

subdivisions without impeding adjacent agricultural uses. 

 
 
Option 2 – Recommend Denial 
Planning Commission Conclusion  
Based on the findings of fact noted herein, the Pinnacle Estates LLC Rezone is hereby recommended 
for denial to the County Council as follows: 

1. Access to the subject property is from an unmaintained, substandard County road that will 
require substantial improvements to meet the minimum county standard. 

2. Access to future development would require approval of an extension of services on a County 
road that is not connected to an existing maintenance route. 

3. Access comes through Mendon City and issues with infrastructure would be better addressed 
as part of a Mendon City development through annexation.   
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Staff Report – Jay R’s Auto and Salvage CUP Revocation Review May 7, 2020 
 
SUMMARY 

A. Purpose 
1. The purpose of this review is to allow the Planning Commission (Commission) to either 

revoke the existing Jay R’s Auto and Salvage Conditional Use Permit (CUP) or allow it to 
continue.  This review does not provide the Commission the opportunity to amend the 
approved, recorded CUP and associated conditions.   

B. Ordinance 
2. Section 17.06.050, item E, of the Cache County Land Use Ordinance (Ordinance) states, 

“If there is cause to believe that grounds exist for revocation of an approved Conditional 
Use Permit, the Land Use Authority shall schedule the item for consideration at a public 
meeting. A minimum notice of thirty (30) days prior to the meeting shall be provided to 
the property owner at the location of the approved Conditional Use Permit. 
1. A Conditional Use Permit may be revoked by the Land Use Authority if the Land Use 

Authority finds that one or more of the following conditions exist: 
a. The Conditional Use Permit was obtained in a fraudulent manner. 
b. The use for which the Conditional Use Permit was granted has ceased for a 

minimum of twelve (12) consecutive calendar months. 
c. The nature of the use for which the Conditional Use Permit was granted has 

changed or the intensity of use has increased beyond that originally approved. 
d. The use constitutes a nuisance as defined by County Code. 
e. One or more of the conditions of the Conditional Use Permit have not been met.” 

C. Background 
3. Staff has reviewed the existing CUP based on the conditions of the approved, recorded CUP, 

and the Land Use Code.  
4. The original CUP was approved by the Commission on April 18, 2000 and recorded on May 

11, 2000.  No amendments to the original approval have been requested or approved.   
Copies of the CUP, Letter of Intent, and Business License clearance have been included as 
Attachment 1. 

5. Earlier this year, the county received an inquiry regarding the property as part of the due 
diligence of prospective buyer of the property.  It was stated that the original owner had 
passed away and the property was for sale.  The prospective buyer was interested in 
continuing to operate a salvage yard.     

6. In reviewing the original CUP approval and conditions, staff determined that the existing use 
was a legal, non-conforming use as it had been approved at a time the salvage use was 
allowed in the Agricultural Zone, but the Code no longer allows this type of use in the A10 
zone. As it was a legal, non-conforming use, staff indicated to the prospective buyer that he 
could continue to operate the business as approved since the business license had remained 
and was still active.   

7. The prospective buyer asked about making some modifications to the use including 
constructing new buildings to operate the salvage facility.  At that time, staff conducted a site 
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visit and determined that it appears the CUP is out of compliance with the original conditions, 
and this revocation review was scheduled to determine the path forward.  

8. The operator appears to be out of compliance with the original stated description of the use, 
conditions 4, 5, and 7 of the CUP, and specific requirements identified in the original staff 
evaluation. 

a. The CUP describes the use as follows: “To allow a commercial business for the 
storage and salvaging of parts from used cars to be located on 7 acres of a 19 acre 
parcel of property which includes a gutted manufactured home to be used as storage.” 
Images from a site visit and aerial photographs indicate that the type of salvage has 
expanded beyond just parts from used cars.  There is a varied collection of items 
located in the area designated as the salvage area as well as spilling out to the front and 
side yards beyond the front screen fence.  (Attachment 2)  

b. Condition #4 specifies that the original manufactured home (to be used for storage) to 
be on a foundation.  The applicant did obtain a building permit to fulfill that condition, 
but the images of the property indicate additional unpermitted structures were built and 
utilized for the facility beyond what was allowed in the approved CUP.   

c. Condition #8 states that the salvage area must be screened with an 8-foot high screen 
fence.  Images from the site show an approximately 6-foot high chain link fence 
around the perimeter of the salvage yard, but no screening.  Limited screening is 
provided on the east side and the northwest side of the fence is adorned with 
automobile hubcaps.   

d. Condition #7 requires landscaping to planted in the summer of 2000. Again, the 
images do not show any trees or landscaping on the property for the salvage facility. 

e. The staff evaluation dated 18 April 2000 also states that the applicant had a UDOT 
permit on file to install a turn lane and culvert for the access to the property from 
Highway 218, a UDOT facility.  The applicant’s letter of intent/master plan he states 
he has 2 years to install the asphalt turning lane. A site visit confirmed that a turn lane 
has not been installed.  In addition, a 2nd unapproved access point was created on the 
east side of the property that led to an area with a “Drop Off” sign posted.  According 
to the information in the file, there was only to be one access point for the use that 
provided required access and turnarounds.  

9. As required, the property owner has been noticed of the meeting for revocation review a 
minimum of 30 days prior to the meeting (Attachment 3).  

D. Findings 
10. Staff has reviewed the known activities against the requirements of the CUP, and the Land 

Use Code conditions as directed by the Ordinance as follows: 
a. Was the CUP obtained in a fraudulent manner? 

i. No. 
b. Has the use for which the CUP was granted ceased for a minimum of twelve (12) 

consecutive calendar months? 
i. No.  

c. Has the nature of the use for which the CUP was granted changed, or has the intensity of 
use increased beyond that originally approved? 

i. Yes. 
d. Does the use constitute a nuisance as defined by County Code? 

i. No. Staff has no evidence to substantiate that the use is a nuisance.  
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ii. Within the purview of the Planning Commission, the County Land Use 
Ordinance defines nuisance as: 
“Any use or activity which emits noise, smoke, dust, odor, or vibration in 
amounts sufficient to substantially depreciate values of surrounding buildings 
or lands, or a use or activity which substantially deprives the owners of 
adjoining property of a property right.” 
Chapter 8.24 Nuisances from the County Code also addresses nuisances.  Any 
complaint made under this chapter must be addressed to the County Fire Chief 
and is outside the purview of the Planning Commission. 

e. Have all the conditions of the Conditional Use Permit been met? 
i. No. 

CONCLUSIONS 
The CUP may be revoked by the Land Use Authority as conditions that justify revocation exist as 
follows: 

1. The nature of the use for which the CUP was granted has changed; and  
2. Multiple activities occurring on the site are not in compliance with the conditions of the CUP. 

 
RECOMMENDATION 
To allow the Commission sufficient time to consider this issue, and to allow the CUP operator additional 
time to address the noted issues, staff recommends the Commission postpone final action on this 
revocation review until the Commission’s June 2020 meeting.  If the operator fails to come into 
compliance, or fails to continue to comply with the conditions of their permit, staff will prepare an 
updated report and recommend that the CUP be revoked at that time.  
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