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  Development Services Department www.cachecounty.gov/devserv   

 179 North Main, Suite 305 devservices@cachecounty.gov 

 Logan, Utah 84321 (435) 755-1640 

Planning Commission Agenda 6 November 2025 
 

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

AMENDED 

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 – Val Jay Rigby 

Review and approval of agenda  

Review and approval of the minutes of the 2 October 2025 meeting 

 

5:35 p.m. 

Consent Items 

     N/A 

  

Regular Action Items 

1. Re-Public Hearing (5:35PM or soon thereafter) – SBA UT 24138-B Paradise Rezone – A request to 

apply the Public Infrastructure (PI) Overlay to a portion of a 16.00-acre parcel, located at 180 E. 8600 S., 

Paradise, in the Agricultural (A10) Zone. This item was sent back to the Planning Commission by the 

County Council due to the legal description of this application being corrected.  

2. Powder Mountain Master Plan – Discussion of Conditions of Approval and Development Review 

Process 

3. WMCD Upper Canal Pipeline Project CUP – A request to create and operate a Utility Facility, 

Distribution (Use Type 5610) on ~12.96 acres, located to the south-east of Wellsville, in the Agricultural 

(A10) Zone.  

4. Lower Foods – South Road Extension CUP – A request to create and operate a General Manufacturing 

(Use Type 2100) facility on 7.80 acres, located at ~9400 N. US-91, Richmond, in the Industrial (I) Zone. 

5. Edge Estates Parcels 2/3 CUP – A request to operate a Storage and Warehousing (Use Type 3400) 

facility on 44.56 acres, located at 1200 W. 2200 N., Logan, in the Industrial (I) Zone. 

6. Discussion: Amending Cache County Code §17.10.050(A)(3) – Wastewater System Permissions 

7. Discussion: Amending Cache County Code §17.10.040 – Commercial Lot Coverage 

8. Discussion: Amending Cache County Code §17.10.040 – Irrigation Canal Setback Distance 

9. Discussion: Amending Cache County Code §17.07.040 & 17.10.040 – Frontage and Access 

10. Discussion: Amending Cache County Code §17.10.040 – Minimum Lot Size 

11. Review and Approval of 2026 Meeting Dates and Application Deadlines 

12. Upcoming: Elections for Chair and Vice Chair 

 

Board Member Reports 

Staff reports 

   Adjourn  
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Planning Commission Minutes   02 October 2025 

 

Items                                                                                                                                                        Page 

Consent Items 

1. Bold K9 Solutions, LLC Conditional Use Permit ............................................................................. 2 

2. Nautica Subdivision 1st Amendment .................................................................................................. 2 

3. Zan Summers Lot Split 1st Amendment ............................................................................................ 2 

Regular Action Items 

4. Public Hearing (5:35 PM or soon thereafter) – Mountain Manor Springs Rezone ...................... 2 

5. Public Hearing (5:45 PM or soon thereafter) – General Plan – Water Use and Preservation 

Element ................................................................................................................................................. 3 

6. Saddle Ridge Subdivision ................................................................................................................... 4 

7. Discussion: Powder Mountain Master Plan ...................................................................................... 4 

8. Discussion: Pioneering Agreement .................................................................................................... 5 

9. Discussion: Amending Cache County Code §17.10.040 – Commercial Lot Coverage ................. 5 

10. Discussion: Amending Cache County Code §17.10.040 – Irrigation Canal Setback Distance .... 6 

11. Discussion: Amending Cache County Code §17.07.040 – Frontage and Acreage ......................... 6 

12. Discussion: Amending Cache County Code Titles 16 Subdivision Regulations & Title 17 Zoning 

Regulations based on Joint Workshop with County Council on 24 September 2025 ................... 6 

13. 11th Annual Cache Summit – October 27th & 28th, Riverwoods Conference Center .................... 6 
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Present: Conner Smith, Angie Zetterquist, Brady Christensen, Kurt Bankhead, Morris Poole, Nate 

Daugs, Jason Watterson, Val Jay Rigby, Nolan Gunnell, Matt Phillips, Sandi Goodlander, Andrew Crane, 

Megan Izatt 

5:00:00 PM 

Light refreshments served in the Cache County Conference Room. 

Start Time: 05:30:00 

Bankhead called the meeting to order and Daugs gave opening remarks. 

Agenda and Minutes 

Daugs motioned to approve the agenda with the removal of item #6 and to approve the minutes from 

September 4, 2025; Watterson seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

05:33:00 

Consent Items 

#1 Bold K9 Solutions, LLC Conditional Use Permit 

 

#2 Nautica Subdivision 1st Amendment 

 

#3 Zan Summers Lot Split 1st Amendment 

 

Daugs motioned to approve the consent agenda; Watterson seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

05:34:00 

 

Regular Action Items 

#4 Public Hearing (5:35 PM or soon thereafter) – Mountain Manor Rezone 

 

Smith reviewed the staff report for the Mountain Manor Rezone. 

 

Commissioners and Staff discussed Mendon’s comments against the rezone and the location. 

 

05:35:00 

 

Daugs motioned to open the public hearing; Watterson seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 
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Rhy Lund commented as the applicant and stated there will only be 20 lots not 49, annexation of land 

into Mendon, and wanting to see growth in the valley. 

 

Kent Baker commented against the rezone due to concerns with water and how it will affect his farm. 

 

Cody Mickelson commented against the rezone due the increased density the rezone would allow, lack 

of infrastructure and services in the area, and concerns regarding water. 

 

Jason Coy commented against the rezone due concerns with water, increased traffic, and wanting the 

area to remain rural. 

 

Mr. Lund commented on water rights. 

 

Terena Lund commented as the owner of the land and all the development and how this is how she will 

support herself. 

 

Tam Wardle commented for the development and how development is coming. 

 

Jennifer Nielson commented that if this is not approved, the land will be sold to a big developer rather 

than the current owner. 

 

05:50:00 

 

Daugs motioned to close the public hearing for the Mountain Manor Springs Rezone; Watterson 

seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

Commissioners discussed the number of lots currently allowed and the number of lots allowed with the 

rezone, water, and  

 

Daugs motioned to recommend denial to the County Council for the Mountain Mannor Springs Rezone 

with the 5 conclusions and the addition of a 6th condition stating Mendon City is against the rezone; 

Watterson seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

05:56:00 

 

#5 Public Hearing (5:45 PM or soon thereafter) – General Plan – Water Use Preservation Element 

 

Zetterquist briefly reviewed the water use preservation element and reminded the Commission that to 

meet state law, this needs to be approved by the end of the year. 

 

Aubrey Larsen presented on the Water Use Preservation Element. 

 

06:14:00 
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Watterson motioned to open the public hearing for the General Plan – Water Use Preservation Element; 

Daugs seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

Mr. Lund asked about the subdivision moratorium and why the local water division office wasn’t aware 

of it. 

 

Gunnell commented how water is overseen by the State and the moratorium was put out by the County 

Council and how the local water office attended a meeting last week.  

 

Mr. Lund responded it was recommended to them to request an RU2 rezone and asked if the plan was to 

limit water use. 

 

Christensen commented on the water issues in the area where Mr. Lund was requesting a rezone. 

 

06:18:00 

 

Daugs motioned to close the public hearing for the General Plan – Water Use Preservation Element; 

Watterson seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

Commissioners and Staff discussed the per home water usage number, canals and piping canals and the 

consequences that brings, moving water shares around the county, and keeping water in the valley. 

 

Watterson motioned to recommend approval to the County Council for the General Plan – Water Use 

Preservation Element; Poole seconded; Passed 6, 0. 

Aye: Val Jay Rigby, Brady Christensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

06:29:00 

 

#6 Saddle Ridge Subdivision 

 

Removed. 

 

#7 Discussion: Powder Mountain Master Plan 

 

Bryan Carver presented the Powder Mountain Master Plan. 

 

Commissioners and Staff discussed the interlocal agreement between Cache County and Weber County. 

 

Mr. Carver continued the Powder Mountain Master Plan presentation. 

 

Commissioners and Mr. Carver discussed the interlocal agreement, minimum clearances around 

structures to help prevent fire, and dark sky compliance. 
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Brooke Hontz commented on dark sky compliance, defensible spaces, the interlocal agreement, studying 

other communities that have done similar developments, and the development process. 

 

Crandall commented on the development design review and when details are discussed. 

 

Ms. Hontz responded her understanding on the development design review depending on the type of 

building. 

 

Daugs asked when those conditions would be available. 

 

Ms. Hontz responded she had them done, staff is now reviewing. 

 

07:09:00 

 

#8: Discussion: Pioneering Agreement 

 

Crandall reviewed the pioneering agreement. 

 

Commissioners and Staff discussed what information is given to applicants for roads when they apply, 

private roads, the county’s part of the agreement, what point in the process would it come before the 

planning commission, associated fees, how this affects the fee in lieu, who gets reimbursed if 

development does happen, what other municipalities/counties are doing pioneering agreements and how, 

and making sure a fee is built into the process to cover the county’s time/expenses. 

 

07:50:00 

 

#9 Discussion: Amending Cache County Code §17.10.040 – Commercial Lot Coverage 

 

Smith reviewed the current table in this code section and what changes are being proposed. 

 

Commissioners and Staff discussed the reason for the suggested changes, impervious surfaces vs non-

impervious surfaces,  

 

08:00:00 

 

Daugs motioned to extend the meeting until 8:30 pm; Watterson (CHECK) seconded; Passed 6, 0. 

Ayes: Val Jay Rigby, Brady Chirstensen, Nate Daugs, Kurt Bankhead, Jason Watterson, Morris Poole 

Nays: 0 

 

Commission took a 5 min break. 

 

Commissioners discussed what direction to take the pioneering agreement so staff knows the next steps 

to take. 

 

Commissioners discussed increasing surfaces to 80% for commercial lot coverage and what the next 

steps would be for approving any changes to the code would be. 
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08:13:00 

  

#10 Discussion: Amending Cache County Code §17.10.040 – Irrigation Canal Setback Distance 

 

Zetterquist reviewed the current code for irrigation canal setback distance and the proposed changes. 

 

Commissioners discussed the impacts on the canal companies the proposed changes would have, making 

sure canal companies are contacted, possibly requiring a letter of approval from the canal company, and 

flood zoning clearances. 

 

#11 Discussion: Amending Cache County Code §17.07.040 & 17.10.040 – Frontage and Access 

 

Zetterquist informed the Commission that there have been some issues in the FR40 zone and the 

proposed changes would help alleviate some of those issues. 

 

#12 Discussion: Amending Cache County Code Titles 16 Subdivision Regulations & Title 17 

Zoning Regulations Based on Joint Workshop with County Council on 24 September 2025 

 

Zetterquist informed the commission staff is looking for some direction on what the Commission would 

like to see happen with this item before the next joint meeting on October 22. 

 

#13 11th Annual Cache Summit – October 27th & 28th, Riverwoods Conference Center 

 

Zetterquist reviewed what the Annual Cache Summit is and what is included in the registration fee. 

 

8:33:00 

 

Adjourned. 
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       Staff Report: SBA UT24138-B Paradise Rezone                      6 November 2025  

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: Ben Feldman Parcel ID#: 01-093-0002  

Staff Recommendation: Approval       

Type of Action: Legislative 

Land Use Authority: Cache County Council      

Location  Reviewed by Conner Smith  

Project Address:  Acres: 0.057 of 16 

180 E. 8600 S., 

Paradise 

Current Zoning:              Proposed Zoning:                     

Agricultural (A10)            Public Infrastructure 

(PI) Overlay 

Surrounding Uses:  

North – Agricultural 

South – Agricultural/Residential/Paradise City 

East – Agricultural 

West – Agricultural/Residential/Paradise City 

         

        
 

Findings of Fact  

A. Request description 

1. Background: 
a. This item was originally heard before the Planning Commission and was recommended 

for approval on September 4th, 2025. It was then heard before the County Council and 

gained approval on September 23rd, 2025. However, because a bearing was incorrect in 

the legal description, the County Council felt it would be beneficial for the Planning 

Commission to hear the item again to allow for an informed recommendation.    
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2. A request to approve the addition of the Public Infrastructure (PI) Overlay to a portion (2,500 

square feet) of a 16.00-acre parcel in the Agricultural (A10) Zone.   
3. This rezone may allow the parcel to establish uses permitted in the Public Infrastructure (PI) 

Overlay. 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 Public Infrastructure (PI) Overlay 

will be addressed as part of each respective approval process required prior to site development 

activities.  
4. 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.  
a. Land Use Context: 

i. Parcel status: The property matches the configuration it had on August 8th, 2006 

and is legal.  
ii. Schedule of Zoning Uses: The Public Infrastructure (PI) Overlay allows for a 

variety of uses with the approval of a zoning clearance and/or conditional use 

permit. These uses include: 
1. Utility Facility, Transmission 
2. Utility Facility, Distribution 
3. Utility Facility, Service 
4. Telecommunication Facility, Major 
5. Telecommunication Facility, Minor 
6. Public Airport 
7. Solid Waste Facilities 

iii. Average Lot Size:  
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iv. Adjacent Uses: Adjacent Uses: The parcels to the north and east are primarily 

agricultural while the parcels to the south and west are a mix of agricultural and 

residential. Paradise City limits are located to the south and west of the subject 

property. 
v. The nearest parcel, in the county, with the Public Infrastructure (PI) Overlay, is 

located five miles to the south of the subject parcel. 
1. The Ruby Pipeline rezone was a request to add the Public Infrastructure 

to a multitude of parcels and was approved on 21 September 2009 as 

Ordinance 2009-06. 
vi. Annexation Areas: The subject property is located in the Paradise City annexation 

area. 
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B. Ordinance—§12.02.010, §17.02.060; §17.08.030 [E] 

5. 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.  

6. The current County Land Use Ordinance does not specify appropriate locations for the Public 

Infrastructure (PI) Overlay but does contain general guidelines for its implementation. County 

Land Use Ordinance §17.08.030 [E] identifies the purpose of the Public Infrastructure (PI) 

Overlay and includes the following:  

a. “To provide for the siting and operation of public infrastructure in an environmentally 

sound and economically competitive manner.” 

b. “To inform current and potential residents of the county of the possible location of future 

public infrastructure locations.” 

c. “To ensure that any public infrastructure be designed, constructed, and operated in a safe 

and efficient manner, and in compliance with all federal, state, and local laws and 

regulations for the protection of the general health, welfare, and safety of the citizens of 

the county.” 

7. Chapter 4: Future Land Use Plan of the Cache County General Plan states: 

a. The use of land is one of the most important and fundamental values for landowners, 

residents, civic leaders, and elected officials. This determines, in large measure, the future 

of Cache County. The Future Land Use Map represents the County’s collective vision of 

our desired future. It conveys the patterns and priorities of economic development and 

community character, the locations of neighborhoods and industries, and the preservation 

of natural, agricultural, and rural landscapes. 

b. The Future Land Use Plan is advisory and does not change the existing zoning of any 

property or the ability of landowners to continue existing legal uses consistent with the 

existing zoning or nonconforming uses. It serves as a starting point for conversations 

about regional initiatives and development proposals by illustrating how sometimes 

separate and uncoordinated activities can help or harm our desired future. The timing of 

future development will depend on a number of factors including choices made by 

individual landowners, aspirations of the community, and future availability of facilities 

and services. 

8. The future land use map (Attachment C) adopted as part of the Cache County General Plan 

identifies the area where the subject property is located as “Agriculture and Ranching.” Cache 

County General Plan, Chapter 4, Page 26. This section states: 

a. Location: Private agriculture landscapes in the Cache Valley outside of municipalities. 

b. Example Areas: Most of the valley. 

c. Purpose and Character: Agricultural and rangeland uses on private lands under 

conservation easements (no public access) are expected to continue in the Valley. 

Separation from dense residential developments is advantageous. The agricultural 

landscape provides separation between adjacent municipalities and protects suitable 

soils. 

d. Preferred Land Uses: Agriculture, ranching, rural residential uses at densities of less than 

one unit per 10 acres, Conservation Easements (CEs) and conserved public lands, 

Agritourism. 

e. Secondary Land Uses: Industrial and Commercial uses directly supportive of agriculture 

(Processing, Packaging, Distribution), clustered subdivision developments, outdoor 

recreation, farm worker housing. 
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f. Discouraged Uses: Residential developments at densities of greater than one unit per 10 

acres if not in a clustered subdivision development, commercial office, commercial retail, 

flex office/industrial, heavy industrial.  

C. Access—16.04.040 [A], 16.04.080 [E], Road Manual 

9. §12.02.010 adopts the Manual of Roadway Design and Construction Standards (Road Manual) for 

roadway improvement requirements. 

10. §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.  

11. §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  

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

of the County Code. 

13. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in the 

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

14. The Road Manual specifies the following: 

a.  Minor Local (L): Minor local roads serve almost exclusively to provide access to 

properties adjacent to the road. Minor local roads generally serve residential or other non-

commercial land uses. Many minor local roads are cul-de-sacs or loop roads with no 

through continuity. The length of minor local roads is typically short. Because the sole 

function of local roads is to provide local access, such roads are used predominantly by 

drivers who are familiar with them. 

15. A basic review of the access to the subject property identifies the following: 

a. The property has access to 8200 South. 

16. 8200 South: 

a. North of the subject parcel, 8200 South is a County road and is classified as a Minor Local. 

b. Provides access to residential and agricultural properties. 

c. Is maintained by the County only in the summer. 

d. Is 20-feet wide and is a gravel road.  

D. Service Provisions:   

17. §16.04.080 [C] Fire Control – The County Fire District did not have any comments or concerns 

regarding this rezone. Any future development on the property must be reevaluated and may 

require improvements based on the location of the proposed access and development.  

18. §16.04.080 [F] Solid Waste Disposal – Applicant must work with Waste Management for solid 

waste disposal.     

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

19. Public notice was posted online to the Utah Public Notice Website on 24 October 2025. 

20. Notices were posted in three public places on 24 October 2025. 

21. Notices were mailed to all property owners within 300 feet on 24 October 2025.  

22. The meeting agenda was posted to the County website on 24 October 2025.  

23. At this time, one written public comment regarding this proposal has been received by the 

Development Services Office. 

a. Paradise City provided a public comment on August 27th, 2025. They stated their interest 

in working with Cache County to help ensure that the negative impacts to surrounding 

property owners were mitigated and that the aesthetic qualities of Paradise Town were 

preserved. They also expressed concern with spot zoning as they believe it only benefits 

one property owner. 



 

6 November 2025                         6 of 6 

 

 

Planning Commission Conclusion 

Based on the findings of fact noted herein, the SBA UT24138-B rezone is hereby recommended for 

approval to the County Council as follows: 

1. The subject property is reasonably consistent with the purpose of the Public Infrastructure 

(PI) Overlay: 

a. “To provide for the siting and operation of public infrastructure in an environmentally 

sound and economically competitive manner.” 

b. “To inform current and potential residents of the county of the possible location of 

future public infrastructure locations.” 

c. “To ensure that any public infrastructure be designed, constructed, and operated in a 

safe and efficient manner, and in compliance with all federal, state, and local laws 

and regulations for the protection of the general health, welfare, and safety of the 

citizens of the county.” 
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Paradise Town Corporation 

PO Box 286, Paradise UT 84328 

435-245-6737 

www.paradise.utah.gov 

 

August 27, 2025  
 
Conner Smith, 
Conner.smith@cachecounty.gov  
 
Cache County Planning Commission  
devservices@cachecounty.gov  
 
Dear Cache County Planning Commission and Staff Members,  
 
Thank you for your efforts in keeping us informed of land-use applications that may affect Paradise 
Town.  

Chapter 16 of Paradise Town Zoning Ordinances addresses Wireless Telecommunications Facilities. 
Paradise Town requires a stealth monopole with a maximum height of 40’ situated on Public 
Property. Antennas mounted on existing buildings are preferred over new monopoles because they 
are more easily hidden or less conspicuous.  

The purpose of Chapter 16 is to protect Paradise Town’s aesthetic resources and community 
character and to assure compatibility with Paradise Town Master Plan. The location and design of 
telecommunication facilities have the potential to have long-term negative effects on surrounding 
properties. The intent of the regulations is to reduce those effects by locating wireless 
telecommunication facilities where they are least visible from public streets and public areas, and to 
the best extent possible, provide screening from adjacent property owners.  

The proposed site is within Paradise Town’s annexation plan and is within 800 feet of current 
corporate limits. Paradise Towns Master Plan and Zoning Ordinances project growth in that area will 
be residential or agricultural, not commercial. Paradise Towns General Plan encourages joint 
cooperation with Cache County to ensure that proper impact review and analysis are performed 
before approval.  

Paradise Town has concerns about selective or “spot” zoning as it deviates from Paradise’s General 
Plan and specifically benefits an individual property owner.  

Thank you for your consideration,  

Paradise Town Council  

mailto:Conner.smith@cachecounty.gov
mailto:devservices@cachecounty.gov

