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  Development Services Department www.cachecounty.org/devserv   

 179 North Main, Suite 305 devservices@cachecounty.gov 

 Logan, Utah 84321 (435) 755-1640 

Planning Commission Agenda  | 7 March 2024 
 

199 North Main, Logan, Utah  |  Historic Courthouse Council Chambers 
 

 

 

 

 

5:00 p.m.  

Light refreshments served in the County Council Conference Room for Commission Members 

 

 

5:30 p.m.  

Call to order 

Opening remarks/Pledge – Kurt Bankhead 

Review and approval of agenda  

Review and approval of the minutes of the 1 February meeting 

 

 

5:35 p.m. 

Consent Items 

1. Stratford Ranch Subdivision – Mr. Branden Reeder, the registered agent for the Stratford 

Ranch Subdivision, has requested an extension. The subdivision was originally approved by 

the Planning Commission on 2 February 2023 with an expiration date of 15 March 2024 (based 

on the date of the 90-day notice). A six-month extension will extend the expiration date to 15 

September 2024.  

2. Mendon Shadow 2nd Subdivision Amendment – A request to amend an existing 5-lot 

subdivision by removing an ingress/egress easement on Lots 2, 3, and 4. No new lots are being 

created or changing in size. The subdivision is located at 5586 W. 675 S., Mendon, with all 

impacted lots being in the Agricultural (A10) Zone.  

 

Regular Action Items 

3. Nautica Tower CUP – A request to create a major Telecommunications Facility (Type 5700) 

on 5.03 acres located at 1478 W. 1710 S., Hyrum in the Agricultural (A10) Zone with a Public 

Infrastructure (PI) Overlay Zone.  

4. Pre-Application Meeting – Mr. Dallin Riggs has requested a Pre-Application meeting to 

discuss the requirements, specifically road requirements, related to his potential subdivision 

application.  

5. Annual Disclosures/Conflict of Interest 

 

   Board Member Reports 

Staff reports 

   Adjourn  
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Present:  Angie Zetterquist, Stephen Nelson, Conner Smith, Brady Christensen, Nate Daugs, Jay Rigby, 1 

Jason Watterson, Chris Sands, Nolan Gunnell, Megan Izatt 2 

5:00:00 PM 3 

Light refreshments served in the Cache County Conference Room. 4 

Start Time: 05:32:00 5 

Daugs called the meeting to order and Gunnell gave the opening remarks. 6 

05:33:00 7 

Agenda and Minutes 8 

Watterson motioned to approve the agenda and minutes from January 4, 2024; Rigby seconded; Passed 9 

5, 0. 10 

05:34:00 11 

Consent Items 12 

#1 Ohana Mauna Subdivision 1st Amendment 13 

#2 Old Canyon Subdivision 1st Amendment 14 

Watterson motioned to approve the 2 consent items; Riby seconded; Passed 5, 0. 15 

05:35:00 16 

Regular Action Items 17 

#3 Aspen Springs Storage Conditional Use Permit 18 

Zetterquist introduced Conner Smith. 19 

Zetterquist reviewed the staff report for the Aspen Springs Storage Conditional Use Permit (CUP). 20 

Staff and Commissioners discussed lighting and dark sky compliance, and fire suppression. 21 

Sands motioned to approve the Aspen Springs Storage Conditional Use Permit with 16 conditions and 3 22 

conclusions; Watterson seconded; Passed 5, 0. 23 

05:48:00 24 

#4 Discussion: 2024 Code Amendment Priorities  25 

Nelson reviewed the list of suggested 2024 code amendment priorities. 26 
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Staff and Commissioners discussed private roadway standards, flag lots, grandfathering old lots, resort 1 

development standards, short term rentals, detached accessory dwelling units (ADUs), living on property 2 

while home is under construction, Campgrounds/RVs on property, identifying potential gravel pit areas, 3 

and noise ordinances. 4 

Phillips informed the Commissioners that there is policy regarding private roads not becoming county 5 

roads. 6 

Staff and Commissioners discussed the road manual and bringing that before the Commissioners, zoning 7 

around Clarkston, how to regulate reservoirs and hydroelectric projects, civil code updates, and 8 

protecting animal habitat. 9 

06:44:00  10 

#5 Annual Disclosures/Conflict of Interest 11 

 Nelson reviewed the disclosure/conflict of interests’ information. 12 

Nelson informed the Commissioners that Angie Zetterquist has been hired as the Planning Manager and 13 

Conner Smith will take on more planning duties as well. 14 

06:54:00 15 

Adjourned 16 
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STRATFORD RANCH SUBDIVISION

EXTENSION REQUEST



 

 Development Services Department Phone: (435) 755-1640   
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Memorandum  7 March 2024 

To:   Planning Commission  

Subject: 6-month time extension request for the proposed Stratford Ranch Subdivision 

 

A request has been made by Braden Reeder, the agent for the Stratford Ranch Subdivision, for a 6-

month extension of the effective period of approval to create a 2-lot subdivision on 156.56 acres 

located at 12300 South Canyon Road, near Paradise, on a split Forest Recreation (FR40) and 

Agricultural (A10) Zone.  

The subdivision was approved with conditions by the Planning Commission on 2 February 2023. The 

effective approval date for a subdivision approval is one year; subsequently, the current expiration 

date for the approval is 15 March 2024, based on the date of the 90-day notice. If the plat is not 

recorded by the expiration date, the approval and plat is void and the file closed.  

Before a plat can be recorded, all conditions of approval must be met or, as necessary, an improvement 

agreement for required infrastructure must be in place.  As of this date, the applicant still has 

outstanding conditions of approval.   The applicant has been working to meet the conditions of 

approval including site improvements, but needs additional time to complete the conditions.  

In 2018, §17.02.050, Effective Period of Land Use Authority Approval, was amended to allow an 

approval of an administrative land use decision to be extended up to six (6) months at the discretion 

of the land use authority (§17.02.050(F). The same code update to  Title 17.02 also changed the land 

use authority for subdivision approvals from the County Council to the Planning Commission in 

§17.02.030 (Establishing Land Use Authority Duties, Authorities, and Powers). Consequently, the 

Planning Commission is the land use authority with the power to consider this extension request.  

Section 17.02.050(F)(2), specifies that the applicant bears the burden of proving the conditions 

justifying an extension have been met and the land use authority may approve an extension request 

only if:  

“a. The reason for the request is not economic. 

 b. The applicant has shown a clear pattern of working to record the plat or permit throughout 

the entirety of the approval period.”  

The submitted request for a time extension provides the following reasoning: 

1. The remaining conditions for the subdivision are in process, but a current process to change 

the code would benefit their situation and ability to meet the minimum development standards. 

Staff recommends that the Planning Commission approve this request to extend the effective date of 

approval to 15 September 2024, six months from the date of the 90-day notice, the full 6-month time 

extension allowed per code, as:  

1. The request for a time extension complies with the requirements of §17.02.050(F) and the 

applicant has shown a clear pattern of working to record the plat through the approval period.  
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MENDON SHADOW SUBDIVISION

2ND AMENDMENT
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Staff Report: Mendon Shadow Subdivision 2nd Amendment 7 March 2024  

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: Jonathan Hancey Parcel ID#: 11-009-0022, -0023, -0024 

Staff Determination: Approval with conditions  

Type of Action: Administrative 

Land Use Authority: Planning Commission     

Project Location Reviewed by Conner Smith

Project Address: 

675 S. 5580 W.,  

Mendon, UT 84325 

Current Zoning:   Acres: 12.38 

Agricultural (A10) 

Surrounding Uses:  

North – Agricultural 

South –Agricultural/Residential 

East – Agricultural/Residential 

West –Agricultural/Residential

       
 

Findings of Fact 

A. Request description  

1. The Mendon Shadow Subdivision 2nd Amendment is a request to remove an ingress/egress 

easement located on Lots 2, 3, and 4.  The proposed amendment will not increase or reduce the 

size of any lots or the subdivision boundary area of the Mendon Shadow Subdivision. 

B. Parcel legality 

2. The subject properties are legal as they are in the same size and configuration as the approved 

Mendon Shadow Subdivision 1st Amendment recorded on November 20, 2008.   
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C. Authority 

3. §17.02.030 [E] Authority for Land Use Actions – The Planning Commission is authorized to act 

as the Land Use Authority for subdivision amendments. See conclusion #1. 

D. Culinary water, septic system, and storm water 

4. §16.04.080 [A] Water Requirements – Additional water rights are not required as part of this 

subdivision amendment, as no new buildable lots are being created.     

5. §16.04.080 [B] Sewage Requirements – As no new lots are proposed as part of this subdivision 

amendment, there is no requirement to confirm septic feasibility from the Bear River Health 

Department.   

6. §16.04.070 Storm Drainage Requirements – Compliance with State Stormwater Detention is not 

required as no new buildable lots are being proposed.  

E. Access  
7. §16.02.010 Standards and Lot Size – All subdivisions must meet the minimum lot and 

development standards as outlined in each base zone of the Cache County Zoning Ordinance and 

within this title.  

8. Table 17.10.040 Site Development Standards – Minimum lot frontage required in the A10 Zone 

is 90 feet. 

9. §17.07.040 General Definitions – Lot/Parcel Frontage: that portion of a development site that 

abuts a public or private roadway. For the purposes of determining setback requirements on 

corner lots, all sides of a lot adjacent to a roadway shall be considered frontage  

10. §16.04.040 [A] Roads – All roads must be designed and constructed in accordance with Title 12 

of the County Code. 

11. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in the 

current Manual of Roadway Design and Construction Standards (Road Manual). 

12. §16.04.080 [E] Roads and Access – A basic road review is required and must consider: 

a. The layout of proposed roads; 

b. An analysis of existing roadway compliance with the Road Manual requirements; 

c. Existing maintenance; 

d. And any additional impacts to the proposed development access roads.   

13. A basic review of the access to the existing subdivision identifies the following: 

a. Access to the subdivision is from 675 S., a private road, off of 5400 West.  

i. No access improvements are required as no new buildable lots are being created.   

F. Service Provision 

14. §16.04.080 [C] Fire Control – The County Fire District requested that a no parking sign be posted 

on the remaining easement as a Fire District/EMS turnaround. See condition #2 

15. §16.04.080 [F] Solid Waste Disposal – Solid waste disposal service is not applicable to this 

amendment request.  

G. Sensitive Areas 

16. §17.08.040 General Definitions, Sensitive Area; §17.18 Sensitive Area 

a. Additional review may be required for the sensitive areas based on where future development 

will be located. See condition #3 

H. Public Notice and Comment—§17.02.040 Notice of Meetings 

17. Public notice was posted online to the Utah Public Notice Website on 23 February 2024. 

18. Notices were posted in three public places on 23 February 2024. 

19. Notices were mailed to all property owners within 300 feet of the subject properties on 22 

February 2024.  
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20. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office. 

 

Conditions  

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. Prior to recording the plat, all redlines on the preliminary plat from the County Surveyor, County 

Engineer, and Development Services must be addressed and reviewed for final approval. 

2. Prior to recording the plat, a no parking sign must be posted on the remaining easement to 

identify it as a Fire District/EMS turnaround. (F-14) 

3. Prior to issuance of a zoning clearance, additional analysis and review may be required for the 

sensitive areas present on the subject property depending on the location of future development. 

(G-17-a) 

Conclusions 

Based on the findings of fact and conditions noted herein, staff recommends approval of the Mendon 

Shadow Subdivision 2nd Amendment as: 

1. It has been reviewed by the Planning Commission in conformance with, and meets the 

requirements of, the Cache County Subdivision and Land Use Ordinances. See conclusion #1 
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 Development Services Department www.cachecounty.org/devserv  
 179 North Main, Suite 305  devservices@cachecounty.gov 
 Logan, Utah 84321 (435) 755-1640 
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Staff Report: Nautica Tower CUP 2024 7 March 2024  
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: Jeremy Smith  Parcel ID#: 01-081-0031   
Staff Determination: Approval with conditions  
Type of Action: Administrative 
Land Use Authority: Planning Commission     

Project Location Reviewed by Angie Zetterquist

Project Address: 
1478 West 1710 South  
near Hyrum 
Current Zoning:   Acres: 1,600 sq.ft.  
Agricultural (A10) 
Public Infrastructure (PI) Overlay 

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

        
 
 
 
 
 
  
 
 
 
 
 
 
 

 
 

Findings of Fact  

A. Request description  
1. The Nautica Tower Conditional Use Permit (CUP) is a request to operate a major 

telecommunication facility (Use Type 5700) on a 1,600-square-foot portion of a 5.03-acre 
property.  

2. The current request is the third time this project has been reviewed by the Planning Commission.  
The tower and accessory structures were constructed prior to any approvals issued by the County.  
The property owner and their service providers have been working to come into compliance 
since 2021. 
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In March 2021, the County Council approved a rezone (Ordinance 2021-06) to add the Public 
Infrastructure (PI) Overlay zone to a 1,600 square foot portion of the subject property where the 
telecommunications facility is located. 
The initial application (i.e., Fritz Tower CUP) was submitted in June 2021, which was approved 
during the October 7, 2021 Planning Commission meeting as a combination TV repeater and 
internet broadcast site.  However, the conditions of approval were not met prior to the effective 
land use authority approval (i.e., October 7, 2022), the CUP was not recorded, and the approval 
expired. The original service provided removed the TV equipment from the site.  
A second application (i.e., Fritz Tower CUP 2022) was submitted by Airband LLC, on behalf 
for the property owners, and was approved on 1 December 2022, as an internet broadcast site 
only. However, the conditions of approval were not met and the second approval expired on 2 
December 2023.   
The current request is being submitted by Blue Spring Broadband and is now known as the 
Nautica Tower CUP.  The applicant has a full understanding of the history of the project and has 
proactively started to address conditions of approval from the two previous CUP approvals that 
expired (Attachment A).  

3. The current request is described in the applicant’s Letter of Intent and site plans (Attachment B). 
a. The applicant states the proposed telecommunications facility will be used for a WISP 

(Wireless Internet Service Provider). The site will help expand internet service into 
Hyrum and some parts of Paradise improving the quality of life for residents and 
allowing for higher speed internet and greater selection of internet service providers. See 
condition #1 

b. Prior to recording the permit, applicant must provide written confirmation from the 
Federal Communications Commission (FCC) that the site has been permitted. See 
condition #2  

c. A 10-foot by 12-foot structure will be used to house equipment to facilitate the broadcast 
from a 42-foot tall tower.   

d. This is an unmanned utility facility and no employees will be onsite except for occasional 
maintenance.   

e. The structure is a pre-fabricated shed kit and the tower is also a kit package including the 
tower and anchors. See condition #3 

f. Any waste generated during site visits for maintenance will be removed at the conclusion 
of the site visit.   

g. The tower and structure must be fenced.  See condition #1 
4. No development related to the approved use, nor the use itself, may be conducted until conditions 

are met and the permit is recorded. Any expansion or modification of the proposed use must 
obtain the approval of the Land Use Authority. See condition #4 

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

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

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

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

8. §17.07.030, Use Related Definitions. The proposed use is best defined under  
“Use Type 5700 Telecommunication Facility - Major”.  Per the definition in §17.20.030(A), a 
telecommunications facility requires a conditional use permit if it is considered a major 
modification and a major modification includes a new telecommunication facility with support 
structures and any accessory equipment and/or structures.   

9. §17.09.030, Schedule of Uses by Zoning District, permits this use as a CUP in the Public 
Infrastructure (PI) Overlay Zone if reviewed and approved in accordance with the conditional 
use review procedures of §17.06 Uses as noted.  

10. §17.20.040(A), Application and Review Procedure, Conditional Use Permit requires that as part 
of the CUP the following items must be provided:  

a. A development plan prepared and certified by an appropriate professional that consists 
of: (1)   Property boundaries, setbacks, topography, elevation views, and dimensions of 
improvements drawn to scale.  (2)   A written description and scaled drawings of the 
proposed support structure, including structure height, ground and structure design, and 
proposed materials. (3)   The number and type of proposed antennas and their height 
above ground level, including the proposed placement of antennas on the support 
structure. (4)   A line of sight diagram or photo simulation, showing the proposed support 
structure set against the skyline and viewed from at least three (3) directions within the 
surrounding areas. 

b. A copy of the supporting federal certifications as follows: (1)   Federal communications 
commission (FCC) license for the facility, or a signed, notarized statement from the 
owner and/or operator of the facility attesting that the facility complies with all current 
FCC regulations.  (2)   Certification by an appropriate professional that the proposed 
facility will comply with all of the applicable standards of the American National 
Standards Institute (ANSI), the Electronics Industries Association standard for antenna 
towers and antenna support structures, and any other applicable technical and structural 
codes. 

c. A written description of how the proposed facility fits into the applicant's 
telecommunication network. As part of this description, the applicant shall describe 
anticipated maintenance needs, including frequency of service, personnel needs, 
equipment needs, and traffic, noise, or safety impacts of such maintenance. In all cases, 
the equipment at a telecommunication facility shall be automated to the greatest extent 
possible to reduce traffic, congestion, and noise associated with maintenance and upkeep 
of the facility.   

11. §17.20.050: General Standards and Design Requirements applies to all telecommunications 
facility and accessory structures, unless exempt.   
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D. Health, safety, and welfare See conclusion #1 
12. The County Land Use Ordinance stipulates that: 

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

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

ii. It unreasonably interferes with the lawful use of surrounding property. 
13. The primary activities as identified within the Nautica Tower CUP Letter of Intent are proposed 

to only occur on a small portion of the subject property and do not appear to create unreasonable 
risks to the safety of persons or property, or to unreasonably interfere with the lawful use of 
surrounding properties.  
a. Approval of a zoning clearance and building permits will be required to ensure compliance 

with the applicable codes, including setback requirements. See condition #3 
E. Adequate service provision See conclusion #1 

14. 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.  

15. Access: Access to the project will occur on multiple County roads. 
a. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in 

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

a. §2.4-A-4-c – Access to the property must have an all-weather surface and a minimum 
12-foot width. See condition #5 

17. Any work or utilities located in the county right-of-way will require an Encroachment Permit.  
18. Access to the proposed facility is from 1600 West, a County road classified as Agricultural 

Access.  It is an unimproved county road that provides access to agricultural lands and is not 
maintained in the winter. Any necessary winter road maintenance for access must be coordinated 
with the Public Works Department and will be billed per approved rates.  See condition #6 

19. Parking:  
a. §17.22 Off Street Parking Standards – Uses included under Use Index 5000, Public, 

Institutional, and Utility Uses, require a Parking Analysis be conducted to determine the 
required number of parking spaces needed.  However, under §17.22.020 [C], use type 5700 
Telecommunications Facility - Major, is exempt from the parking analysis requirement. See 
conclusion #3 

b. A parking area for service vehicles must be included on the revised site plan and must be 
constructed of an all-weather surface.  See condition #1 

20. Refuse:  
a. Any refuse generated on site during construction will be removed by the employees. Logan 

Environmental had no comments on this request. See condition #7 
21. Fire: §16.04.080 [C] Fire Control – The County Fire District did not have concerns or comments 

on the project. A plan review will be conducted at the time of the zoning clearance review. 
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F. Impacts and mitigation See conclusion #1 
22. 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.”  

23. 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.  

24. 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. 

25. Known or reasonably anticipated detrimental effects of the use are as follows: 
a. Reclamation/invasive species: Construction activities can introduce invasive species that can 

reasonably be anticipated to have a detrimental effect on the surrounding properties. The 
applicant must provide what appropriate steps will be taken to prevent the spread of 
undesirable plants and animals within areas affected by construction activities including: 
equipment inspection and decontamination and use of certified “noxious weed free” seed for 
restoration and reclamation. Applicant must work with the County Vegetation Management 
Division on a noxious weed control plan.  See condition #8 

G. Public Notice and Comment—§17.02.040 Notice of Meetings 
26. Public notice was posted online to the Utah Public Notice Website on 23 February 2024. 
27. Notices were posted in three public places on 23 February 2024. 
28. Notices were mailed to all property owners within 300 feet of the subject properties on 23 

February 2024.  
29. At this time, no written public comments have been received by the Department of Development 

Services regarding this proposed facility. 

Conditions  
These conditions are based on the Cache County Land Use Ordinance and on the findings of fact as 
noted herein:  

1. Prior to recording the permit, the applicant must provide a revised site plan that includes the 
following: proposed access to the site from 1600 West; parking area for service vehicles (all-
weather surface); setbacks; any underground utilities; location of the required fence; and other 
items as noted in the Code.  The site plan must be reviewed and approved by the Development 
Services Department, Public Works Department, and Fire District.  All required improvements 
must be completed prior to recording the permit.  (See A-3-a, A-3-g, E-19-b) 

2. Prior to recording the permit, the applicant must provide a written copy of the approved FCC for 
477 confirming the facility meets the regulations of a wireless internet service provider. (See A-
3-b) 

3. The applicant must obtain any required zoning clearances and building permits for existing tower 
and accessory structure(s). The zoning clearance application must include a scaled site plan 
showing proposed access from 1600 West, setbacks from the property line to all structures 
associated with the telecommunications facility, any underground utilities, and other items as 
required by the Code. (See A-3-e, D-13-a) 

4. No development related to the approved use, nor the use itself, may be conducted until conditions 
are met and the permit is recorded.  The applicant must operate the utility facility in accordance 
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with the County Code and all applicable development standards, and the Letter of Intent 
provided.   Any expansion or modification of the proposed use must obtain the approval of the 
Land Use Authority.   (See A-4) 

5. Prior to recordation, the applicant must work with the Public Works Department to either 
confirm that or improve 1600 West and the property access meet the minimum requirement of a 
12-foot wide all-weather surface. If improvements are required, the applicant must submit plans 
designed by a licensed Engineer to the Public Works Department for review and approval.  Any 
required road or access improvements must be completed prior to recording the permit. Any 
work or utilities located in the County right-of-way requires an Encroachment Permit.  The 
applicant must provide copies of all approvals, permits, and certificates of completion/written 
final approval from the Public Works Department must be provided to the Development Services 
Office.  (E-16-a)  

6. Winter maintenance (i.e., snow plowing) will not be provided on the county access road. Any 
required winter road maintenance for access will need to be coordinated with the Public Works 
Department and will be billed per approved rates. (See E-18) 

7. The applicant must remove all refuse and construction debris generated onsite during 
construction. (See E-20) 

8. Prior to recording the permit, a noxious weed control plan must be provided for the review and 
approval of the County Vegetation Management Division and must be approved. The seed mix 
to be used for reclamation must be approved by the County Vegetation Management Division 
prior to application of the mix. (See F-25-a) 

 

Conclusions 

Based on the findings of fact and conditions noted herein, the Nautica Tower CUP is hereby approved 
as follows: 

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

2. As per §17.02.060, Establishment of Land Use Authority, the Planning Commission is 
authorized to act as the Land Use Authority for this CUP request. See C-10 

3. As per §17.22.020-C-2, unmanned utility facilities are exempt from parking standards. See E-
20  
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Memorandum 7 March 2024 

To:   Planning Commission  
Subject: Pre-application meeting – Proposed Development of Parcel #15-023-0014  

 

A request has been made by Dallin Riggs, property owner of parcel #15-023-0014, to schedule a pre-
application meeting with the Planning Commission to review all applicable codes and identify any 
preliminary issues likely to be of concern in evaluation a subdivision, as allowed by Section 
16.02.040.A of the Code.   

 

In 2021, the applicant submitted a rezone request for the 12.55-acre property to go from an Agricultural 
(A10) Zone to a Rural 5 (RU5) Zone.  In the staff report, access was addressed as well as the condition 
of the road at the time of the request (see C.10.a-e in the staff report).  The parcel has frontage on 8600 
West, a County road.  In the report, 8600 West is classified as an Unimproved Road per the Road 
Manual and described as a gravel road with steep drop-offs, limited site distance due to grades and 
geometrics, and poor drainage.  There is limited summer maintenance along the frontage of the 
property and winter maintenance stops at the south property line.  The findings of fact in the staff 
report concluded that the existing road does not provide an adequate level of service for development.  
“If development were permitted on the road, it would be required to meet a minimum Minor Local 
standard and would need to be fully improved.”  County Council approved the rezone as Ordinance 
No. 2021-11. 

In November 2023, the property owner scheduled a pre-application meeting with the Development 
Review Team, which includes staff members from Development Services, Planning & Zoning, the 
Fire District, and the Public Works Department, to go over his proposal to build a single-family 
dwelling on the property.  The property owner’s main concern was regarding road improvements and, 
during the pre-application meeting, the property owner was informed that the Cache County Road 
Manual and various sections of the development Code does not allow development on inadequate 
roadways, public or private.  Further, required road improvements must be completed along the full 
frontage of the parcel, not just to the driveway/point of access. 
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 Cache County Road Manual 2.4 Improvements to County Roadways 
o 2.4 Improvements to County Roadways  

A. Any and all improvements made to County roads or within County 
rights-of-way or roadway easements must meet the minimum standards adopted 
within this Manual.  

1. Basic Improvement Requirements  
a. Improvements made to roadways through the County’s 

Capital Improvement Plan or by any other interested parties 
shall comply with the requirements 2.0 Roadway Design 
(2021) | Roadway Manual 12 established within this 
standard based on the functional classification for the 
roadway.  

b. A primary access point for all development shall be 
identified based on current conditions and projected travel 
demand for the proposed development. A development may 
be required to provide multiple access points if it is deemed 
necessary for health, safety and welfare reasons.  

c. No development shall be approved on inadequate roadways, 
public or private.  

i. Roads along the identified access to proposed 
development shall be required to meet the minimum 
roadway standards as outlined herein.  

ii. Development that is serviced by multiple 
substandard roads shall be reviewed on the ability 
of the entire road network providing service to said 
development. Substandard roadways that are not 
directly adjacent to a proposed development, but 
that still provide service to the development, shall 
be required to meet the minimum standards outlined 
in this section for development to be approved.  

d. Developer controlled property shall provide all necessary 
rights-of-way dedication along the frontage of any 
roadway.  

e. Roadways shall be constructed across the entire frontage of 
the proposed development. 

 Title 12 Rights of Way, Roadways, and Transportation Facilities, 12.02.020 Development of 
Roadways 
 
12.02.020: DEVELOPMENT OF ROADWAYS 

1. The roads in a new subdivision or development must connect to an existing county 
road, private road, improved state highway, or improved city street. Where the 
connection to an existing county road, private road, improved state highway, or 
improved city street cannot occur within or immediately adjacent to the new 
subdivision or development, the subdivider or developer must acquire the needed 
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rights-of-way and construct the required improvements at the subdivider’s or 
developer’s expense.  

2. Where land abutting an existing substandard roadway is subdivided or developed, the 
subdivider or developer must at the subdivider’s or developer’s expense dedicate any 
necessary rights-of-way and improve the adjacent roadway to conform to the standards 
and requirements set forth in the Manual. The term “substandard roadway” in this 
subsection has the meaning given to that term in the Manual.  

3. It is unlawful for any person to commence work upon or within any county right-of-
way until a permit has been granted in conformance with the requirements of the 
Manual.  

4. Any person or entity working within a county right-of-way or on a county facility must 
pay all costs associated with that work, including costs for the review of design and 
construction documents, costs for traffic impact studies, and costs for inspections of 
improvements. Any such costs charged directly by the county as fees must be adopted 
by the council within a fee schedule.  

(Ord. 2013-14, 10-8-2013, eff. 10-23-2013; amd. Ord. 2021-02, 1-12-2021) 

 

Since the pre-application in November 2023, the property owner has sent several emails to 
Development Services, Planning & Zoning, and the Public Works Department regarding the 
requirements of the Code.  Staff has provided timely responses to the property owner citing the 
applicable Code references and including explanations.  However, the property owner believes there 
is a different interpretation of the Code that he wants to discuss with the Planning Commission.   

 

The property owner has submitted the attached documents as part of his pre-application request.    
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Pipe and Gravel Option

Minimum backfill is 6 inches (SEE NOTE l)
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(435)734-0845

2" Straw or geofabric barrier

2" 3/o - 2* clean gravel over pipe

4" diameter Perforated sewer pipe
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depth into

VIRGIN SOIL
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County: Cache
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Backfill cover will be mounded above the virgin ground surface if the required
maximum trench depth into the virgin soil is detailed above at less than 18 inches.
System to be inspected before backfilling.
If you have any questions, please call (435) 792-6570.

Hea■th

6" of3/c - 2" clean gravel
below perforated pipe
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Cache/Rich Counties

85E1800N
North Logan′ UT 84341

{435)792-6570

Chambered Trench option

Minimum backfill cover is l2 inches for H-l0load areas
and 6 inches for non-ffaffic areas W.l)

Box Elder County

817V′ 980S
Brigham City′ U丁 84302

(435)734-0845

Requlred

maxiinurn trench

depth intO

VIRGIN SOIL

Notes:

Minimum louver
height:6 inches

Type A chamber minimum width : 34 inches
Type B chamber minimum width : 22 inches

Backfill cover will be mounded above the virgin ground surface if the required maximum
trench depth into the virgin soil is detailed above at less than l8 inches.
System to be inspected before backfilling.
If you have any questions, please call (435) 792-6570.
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Tax ID: 15-023-0014

County: Cache
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SCienti重

Inlet access hole sized to receive a 4-inch
sewer pipe12 to 18 inches

Heatth

11/13/2023
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CONFLICT OF INTEREST 

I am providing a sworn statement for the following conflict of interest (check all that apply): 

�   1.   Compensation for Assistance in Transaction Involving County (Utah Code Section 17-16a-5; 
Cache County Code Section 2.62.040) 

 
An officer or employee with this type of conflict must file a sworn statement with the County Council 
or the body on which they are a member giving the information required by Cache County Code 
2.62.040.C.1-3, and the officer or employee must disclose this information in open meeting to the 
members of the County Council or body of which they are a member. The sworn statement shall be 
filed with the County Council 10 days prior to the date of any agreement between the county officer or 
employee and the person or business entity being assisted or 10 days prior to the receipt of 
compensation by the business entity.  
 

�   2.   Interest in Business Entity Regulated by the County (Utah Code Section 17-16a-6; Cache 
County Code Section 2.62.050) 

 
For this type of conflict, an officer or employee must file this sworn statement with the Cache County 
Council. This statement does not need to be filed for instances where the value of the interest is less 
than $2,000, and life insurance policies and annuities may not be considered in determining the value 
of the interest.  
 
Under Cache County Code and Utah Code, this disclosure is required to be made publicly when the 
officer or employee is first appointed or elected and during the January of each year thereafter.  
 

�   3.   Interest in Business Entity Doing Business with County (Utah Code Section 17-16a-7; Cache 
County Code Section 2.62.060) 

 
The statement required for this conflict shall be disclosed publicly to the County Council or body on 
which they are a member immediately prior to any discussion by such body matters relating to such 
business entity, the nature of their interest in that business entity. The disclosure statement shall be 
entered in the minutes of the meeting.  
  

�   4.   Investment Creating Conflict of Interest with Duties (Utah Code Section 17-16a-8; Cache 
County Code Section 2.62.070) 

 
The statement required for this conflict of interest shall be disclosed in open meeting to the members 
of the body of which they are a member or the Cache County Council if they are not members of a body 
that holds public meetings.  

 
SWORN STATEMENT 

I, ____________________________________________ [name of officer or employee], hold the positon 
of ____________________________________________ for Cache County.  

My address is: ________________________________________________________________________ 



       Sworn Statement Form - Conflicts of Interest 
  
 

Page 2 of 2 
 

The name of the person/business entity I assist or will assist, or the business entity in which I have a 
substantial interest is: __________________________________________________________________ 

Their address is: ______________________________________________________________________ 

The following is a brief description of the transaction of the service that is rendered or is to be rendered, 
the nature and value of the service performed or to be performed, the nature and value of my interest in the 
business entity, and/or the investment creating a conflict of interest (if additional space is needed, please 
use a separate sheet of paper and if there are multiple involvements, please include all of them): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

This statement and form is public information and is available for examination by the public. 

 
I declare under criminal penalty under the law of Utah that the foregoing is true and correct.  

Signed on the ____ day of ________, __________, at _______________________________________ 
          Month    Year   City or other location, and state or country 

 
_______________________________________      
Printed Name       
 
 
______________________________________________________ 
Signature 
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