
Page 1 of 1

DEVELOPMENT SERVICES DEPARTMENT PHONE: (435) 755-1640 FAX: (435) 755-1987
179 NORTH MAIN, SUITE 305 EMAIL: devservices@cachecounty.org

LOGAN, UTAH 84321 WEB: www.cachecounty.org/devserv

PLANNING COMMISSION AGENDA  | 06 JULY 2017
 
199 NORTH MAIN, LOGAN, UTAH | HISTORIC COURTHOUSE COUNCIL CHAMBERS

4:45 p.m.
Workshop in the County Council Chambers.

5:30 p.m.
Call to order
Opening remarks/Pledge – Jason Watterson
Review and approval of agenda. 
Review and approval of the minutes of the 07 June 2017 meeting.

Regular Action Items
1. Public Hearing (5:35 p.m.): Curtis Rezone – A request for a recommendation of 

approval to the County Council for a rezone of approximately 5.42 acres of land at 
approximately 10684 South 800 East in Avon from the Agricultural (A10) Zone to the 
Rural 2 (RU2) Zone.  Tax ID: 16-047-0046

2. Wellsville City Sewer Improvement Conditional Use Permit – A request for approval 
of a conditional use permit (CUP)  to expand the existing sewage transmission and 
treatment operation by adding a building to house wastewater influent screening equipment
located on 114.52 acres of land at approximately 4150 South 3800 West near Wellsville, in 
the Agricultural (A10) Zone. Tax ID: 11-064-0011, 11-084-0006, 11-063-0006.

3. Autonomous Solutions, Inc. Conditional Use Permit – A request for a conditional use 
permit (CUP) to allow a commercial business providing professional services use located at 
990 North 8000 West, Petersboro, in the Commercial (C) Zone. Tax ID: 12-048-0007.

Board Member Reports

Staff reports

Adjourn
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Present: Angie Zetterquist, Chris Harrild, Josh Runhaar, Jason Watterson, Nolan Gunnell, Rob Smith, 1
Brady Christensen, Jon White, Megan Izatt2

3
Start Time: 05:30:004

5
Watterson welcomed and Christensen gave opening remarks6

7
05:32:008

9
Agenda10

11
Approved with no changes.12

13
Minutes14

15
Gunnell motioned to approve the minutes from May 3, 2017; Christensen seconded; Passed 4, 0.16

17
05:33:00018

19
Regular Agenda20
#1 Public Hearing (5:35: p.m.): Cache Resource Management Plan21

22
Harrild and Runhaar reviewed the staff report for the Cache Resource Management Plan.23

24
05:38:0025

26
Smith motioned to open the public hearing for the Cache Resource Management Plan; Gunnell27
seconded; Passed 4, 0.28

29
05:39:0030

31
Gunnell motioned to close the public hearing for the Cache Resource Management Plan; Smith 32
seconded; Passed 4, 0.33

34
Staff and Commission discussed water rights.35

36
Smith motioned to recommend approval to the County Council for the Cache Resource Management 37
Plan; Christensen seconded; Passed 4, 0.38

39
05:41:0040

41
#2 Intermountain Hydraulics Conditional Use Permit Amendment42

43
Zetterquist reviewed the staff report for Intermountain Hydraulics Conditional Use Permit Amendment.44

45
Christensen motioned to recommend approval for the Intermountain Hydraulics Conditional Use Permit 46
amendment with the 8 conditions and 2 conclusions as written; Smith seconded; Passed 4, 0.47

48
05:49:0049

50
51
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#3 Rebound Unlimited Conditional Use Permit 1st Amendment1
2

Zetterquist reviewed the staff report for the Rebound Unlimited Conditional Use Permit (CUP) 1st3
Amendment.4

5
Staff and Commission discussed the definition of small animals and pets.6

7
Karen Jenkins reviewed the definition of small animal pets, documents from the EPA, and the current 8
operations and safety of the business.9

10
Watterson asked about the construction of the chamber.11

12
Ms. Jenkins stated the chamber is natural gas.13

14
Watterson asked about the length of time to cremate an animal.15

16
Ms. Jenkins stated that it is a 24 hour process and 5 to 7 animals a week are cremated.17

18
Gunnell asked about the time frame from when animal is received to when it is cremated.19

20
Ms. Jenkins stated that the longest an animal is in isolation is 24-48 hrs. If an onslaught of bigger 21
animals was to be received, smaller animals would be placed in the freezer.22

23
Tom Bowman spoke for the surrounding neighbors about air quality, process of investigating air quality 24
with information from someone other than the applicant, impacts to property values, water use and 25
outflow, future planning and development for the business, spot zoning, increased traffic, impacts to the 26
nearby school, and any detrimental effects for surrounding property owners.27

28
Watterson stated that the while the Planning Commission listens to concerns, it has to defer to the 29
agencies for air quality and water.30

31
Ms. Jenkins responded to the concerns raised by Mr. Bowman.32

33
Mr. Bowman asked about noise impacts.34

35
Ms. Jenkins responded that there would be noise impacts outside of the building.36

37
Mark Cardell commented regarding the change in zoning, the pollutants coming from the crematorium 38
and their effects, effects to property values. The neighbors have hired an attorney to help with fighting 39
against the crematorium.40

41
Staff and Commission discussed air quality.42

43
Christensen asked if the crematorium would ever reach a level that would require a permit from the air 44
quality control.45

46
Ms. Jenkins responded that she didn’t know.47

48
Commission discussed air quality and requirements for permits, hours of operations.49

50
Ms. Jenkins reviewed the hours of operations and how the chamber works.51
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Staff and Commission discussed noticing, a condition for air quality permits, and smell.1
2

William Mackin commented that the current business is in an industrial area now and there is no smell 3
emitted from the crematorium.  4

5
Watterson asked about a stack.6

7
Mr. Mackin stated there will be a stack about 3 to 4 feet above the roof line and if there ever is a8
problem it would be noticeable from that stack.9

10
Mr. Cardell commented regarding enforcement of regulations and response to problems.11

12
Tammy Pattinson asked about the process for receiving animals.13

14
Mr. Mackin responded that his staff picks up animals from veterinarians offices and occasionally 15
walkins.16

17
Ms. Pattison commented regarding the noise from a crematorium burning 24 hrs, proximity of the 18
school, traffic coming to and from the business and notification of residents in the city.19

20
Mr. Macking responded that there are no emissions or it would not be located at his home.21

22
Staff informed the Commission that the County is not regulating people coming to and from the business.23

24
Smith motioned to approve the Rebound Unlimited Conditional Use Permit 1st Amendment with the 25
additional condition, stated conditions, and conclusions; Gunnell seconded; Passed 4, 0.26

27
Staff and Commission discussed the date for the next meeting.28

29
06:49:0030

31
Adjourned32

33
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DEVELOPMENT SERVICES DEPARTMENT
BUILDING | COUNTYWIDE PLANNING | ENGINEERING | GIS | PLANNING & ZONING  

STAFF REPORT: CURTIS REZONE 06 July 2017
This staff report is an analysis of the application based on adopted county documents, standard county development practices, and 
available information.  The report is to be used to review and consider the merits of the application. Additional information may be 
provided that supplements or amends this staff report.

Agent: S. Rand and Leslie Curtis Parcel ID#: 16-047-0046
Staff Recommendation:Denial
Type of Action: Legislative
Land Use Authority: Cache County Council

LOCATION Reviewed by Angie Zetterquist

Project Address: Acres: 5.42
10684 South 800 East
Avon
Current Zoning: Proposed Zoning:
Agricultural (A10) Rural 2 (RU2)

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

FINDINGS OF FACT (21)
A. Request description

1. A request to rezone the 5.42 acre parcel 16-047-0046 currently zoned Agricultural (A10) to the 
Rural 2 (RU-2) Zone.

2. This rezone may allow the parcel to be legally divided into two 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 maps (Exhibits A & B) and in the following text:
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a. Land Use Context: 
i. Parcel status: Parcel 16-047-0046 (5.42 acres) was divided from 16-047-0001 (53.23

acres) in July 2001 with a Conditional Use Permit. The division was approved based 
on 800 East, a County road, being a natural barrier dividing a 60-acre pre-1970
parcel.  Parcel 16-047-0001 has subsequently been further divided without approval, 
but the subject parcel, 16-047-0046, remains in the same configuration as the date of 
approval. 

ii. Density: Within a mile of the proposed rezone, the average size of unincorporated 
county parcels with a dwelling is 8.3 acres; the average size of parcels without a 
dwelling is 25 acres. (Exhibit 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. The subject parcel with one dwelling is 5.42 acres and a 
rezone would allow two buildable lots instead of one on this property. 

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 directly adjacent to the subject property are currently 
used for agriculture and single family dwellings.

v. 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 
proposed rezone is approximately 1.3 miles as the crow flies from the south boundary 
of Paradise Town and approximately 2.3 miles via the most direct road route. In the 
one-mile buffer area, the surrounding properties are zoned either A10 (Agricultural) 
or FR40 (Forest Recreation).  The nearest RU2 zone is adjacent to the southwest 
boundary of Paradise Town, approximately 1.75 miles from the subject parcel; a 
rezone application approved by County Council in April 2017 (i.e., “Reed and Joan 
Baldwin Rezone”). See conclusion #1

B. Ordinance—§12.02.010, §17.02.060; §17.08.030 [E]
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 general guidelines for its implementation. County Land Use 
Ordinance §17.08.030 [A] [1] identifies the purpose of the RU2 Zone and includes the 
following:
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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.” See 
conclusion #1

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.

7. §12.02.010 adopts the Manual of Roadway Design and Construction Standards (Road Manual) 
for roadway improvement requirements.

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

c. Rural Road: 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-foot wide gravel 
travel lanes with 2-foot wide gravel shoulders (24-foot total width), 14-inches depth of 
granular borrow, and a 6-inches depth of road base. See conclusion #2

9. A basic analysis of county road 800 East (Local Road, Rural Road) is as follows:
a. 800 East for approximately ¼ mile north from 11000 South is a paved road and provides 

access to ~nine dwellings.
b. After the paved road ends, 800 East turns into a gravel road that extends north for another 

¼ mile and ends at 10600 South; this stretch of the road provides access to the subject 
property and another residence.  10600 South extends another 0.2 miles before it ends at 
Paradise Dry Road; both these roads provide access to agricultural and forest recreation 
areas and a recreation business. There are no residential properties north of the subject 
property. 

c. At the location of the rezone request, 800 East consists of a ~18-foot gravel width with no 
shoulders.

d. The depth and type of material under 800 East is unknown. However, this is an existing 
county facility that provides access to the general public. 
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e. At this location, winter maintenance is provided up to the private drive of the subject 
property with a large truck and then by a grader north to the end of 10600 South.  See 
conclusion #2

10. The gravel road portion of 800 East that provides access to the subject property is currently not 
adequate (Exhibit B).  It is currently only 18 feet wide with no shoulders and the Road Manual 
requires a local or rural road to have a 24-foot minimum width (i.e., 20 feet of road and 2 foot 
shoulders). Creating adequate access may be feasible, but would require substantial 
improvements to the road surface and width.  Existing features such as a drop-off on the east 
side of the road and a slope rising on the west side at this location further complicate road 
improvements here. See conclusion #2.

11. As the improvement of this county road is not a County priority, any necessary improvements 
are the responsibility of the developer with approval of an Encroachment Permit to ensure the 
work in the county right-of-way meets the minimum Road Manual standards.  See conclusion 
#2

12. In addition to the minimum requirements of the Road Manual, the County Code Land Use 
Ordinance states that a primary component of the higher density RU2 zone is to implement 
policy that RU2 zones are serviced by improved roadways given the higher density allowed.  
Improved roadways equate to paved roadways which meet the minimum road requirements for 
width, shoulders, and depth and type of materials.  The portion of 800 East that provides access 
to the subject parcel is an 18-foot wide gravel road, which is substandard and does not meet the 
Code requirement for improved roads that are intended to serve the RU2 zone. A rezone to a 
higher density should not be considered on a gravel road. See conclusion #1

D. Service Provisions:
13. The County Fire District requires a minimum 20-foot wide all weather surface for emergency 

access. The fire department access road meets fire code, but access to the property will be 
reevaluated and may require improvements based on the location of any proposed structure on 
the lot. 

14. Water supply for fire suppression would be provided by the Paradise Fire Department.
15. The Logan City Environmental Department has been providing collection service on this 

private road as a convenience to the customer.  However, due to the ongoing failure of the 
property owner to provide an adequate turn-around access and concerns about access during 
poor weather conditions, Logan City Environmental Department will discontinue on-site pick-
up.  The property owner will be required to place their containers by the mailboxes near 10760 
South 800 East for Wednesday collection. 

16. A bus stop is located at 11000 South 800 East.

E. Public Notice and Comment—§17.02.040 Notice of Meetings
17. Public notice was posted online to the Utah Public Notice Website on 22 June 2017.
18. Notice was published in the Herald Journal on 25 June 2017.
19. Notices were posted in three public places on 22 June 2017.
20. Notices were mailed to all property owners within 300 feet of the subject property on 22 June

2017.
21. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office.
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CONCLUSIONS (2)
Based on the findings of fact noted herein, the Curtis Rezone is hereby recommended for denial to the
County Council as follows:

1. The location of the subject property is not compatible with the purpose of the Rural (RU2) 
Zone as identified under §17.08.030[A] of the Cache County Code as it: 
a. Exceeds the existing density of the surrounding land uses in the unincorporated county. See 

A-3-a
b. Is not serviced by an improved roadway (i.e., paved) that is required for the RU2 higher 

density zoning designation.  See C-12
2. The property is not served by suitable public roads as the portion of 800 East that provides 

access to the subject property does not meet the minimum standards of the Road Manual as it is 
too narrow and is gravel, not paved. See C-5, C-9, C-10, C-11, C-12
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DEVELOPMENT SERVICES DEPARTMENT PHONE: (435) 755-1640 FAX: (435) 755-1987
179 NORTH MAIN, SUITE 305 EMAIL: devservices@cachecounty.org

LOGAN, UTAH 84321 WEB: www.cachecounty.org/devserv

DEVELOPMENT SERVICES DEPARTMENT
BUILDING | COUNTYWIDE PLANNING | ENGINEERING | GIS | PLANNING & ZONING  

STAFF REPORT: WELLSVILLE CITY SEWER IMPROVEMENT CUP 06 July 2017
This staff report is an analysis of the application based on adopted county documents, standard county development practices, and 
available information.  The report is to be used to review and consider the merits of the application. Additional information may be 
provided that supplements or amends this staff report.

Agent: Scott Wells Parcel ID#: 11-063-0006, 11-064-0011, 11-084-0006
Staff Determination: Approval with conditions
Type of Action: Administrative
Land Use Authority: County Council

PROJECT LOCATION Reviewed by Angie Zetterquist

Project Address:
~4150 South 3800 West
North of Wellsville City
Current Zoning: Acres: 114.52
Agricultural (A10) with Public Infrastructure 
(PI) Overlay 

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

FINDINGS OF FACT (27)
A. Request description

1. The Wellsville City Sewer Improvement Conditional Use Permit (CUP) is a request to expand
the existing sewage transmission and treatment operation by adding a wastewater influent 
screening building that will contain a moving belt screen and compactor. The screening 
process is intended to improve the aesthetics of the primary pond area, as well as reduce the 
organic loading into the existing sewer ponds. 

2. In May 2017, the County Council approved a request to add a Public Infrastructure (PI) 
Overlay to the existing Agricultural (A10) Zone (Ordinance No. 2017-08).
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3. The applicant is now proposing to expand the existing operation of the solid waste facility by 
adding a building that will house additional screening of wastewater. The letter of intent for 
the Wellsville City Sewer Improvement CUP reflects the proposed improvements (Exhibit A):
a. New Construction

i. The expanding screening operation will operate out of a new 864-square-foot building 
measuring 24 feet by 36 feet and approximately 25 feet high located on a 12.08 acre 
property (parcel 11-064-0011).

ii. The new building is located approximately 80-feet away from an existing structure 
onsite.  The new structure will be designed to resemble a hay barn and has concrete 
walls with a gray stucco finish, a metal roof in brick red, white aluminum siding on the 
gable ends and soffit, and false decorative hay loft doors in red brick.

b. Operation
i. The new structure will house a mechanically operated moving belt screen and 

compactor.
ii. The screen and compactor will filter wastewater to a 3-millimeter particle size and 

remove plastic, rags, and organic material.  The compacted screen material will be 
disposed of in the landfill.  The screening process is intended to improve the aesthetics 
of the primary pond area, as well as reduce the organic loading into the existing sewer 
ponds. 

iii.The applicant states that there are currently two employees that work at the wastewater
facility.  The screening operation will operate 24 hours a day, seven days a week, but is 
fully automated and requires approximately three-hours of on-site manual labor a week 
for maintenance.  

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

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

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

8. The subject parcels have been determined to be a legal per the “Policy for Determination of 
Parcel Legality” dated 29 August 2013 as follows:
a. 11-063-0006 – Legal; a CUP was recorded on the current configuration of parcel 11-063-

0006 in 1996 with the exception of a minor boundary adjustment of 0.014 acres that 
occurred in 2001.
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b. 11-064-0011 – Legal; a 1970 parcel.  The southern boundary has adjusted slightly as the 
Little Bear River has changed course.

c. 11-084-0006 – Legal; this parcel is a result of multiple boundary line adjustments that are 
not part of a subdivision, and did not result in the creation of an additional lot from the 
original 1970 parcel.

9. §17.07.030, Use Related Definitions defines this use as “5900 Solid Waste Facility: A facility 
engaged in solid waste management, including: …4. Sewage Treatment Works: A facility 
designed for the collection, removal, treatment, and disposal of waterborne sewage generated 
within a given service area.  Includes sewage lagoons and sewage treatment plants. Excludes 
septic systems.”

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

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

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

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

ii. It unreasonably interferes with the lawful use of surrounding property.
12. All activities as identified within the Wellsville City Sewer Improvement CUP Letter of Intent 

are proposed to only occur on parcels 11-064-0011, 11-084-0006, and 11-063-0006 and will 
not cause unreasonable risks to the safety of persons or property and it does not unreasonably 
interfere with the lawful use of surrounding properties. 
a. The expanded operation to screen influent wastewater is specifically intended to improve 

conditions on the subject parcel and surrounding properties by wastewater to a 3-millimeter 
particle size and remove plastic, rags, and organic material.  The compacted screen material 
will be disposed of in the landfill.  The screening process will reduce the organic loading 
into the existing sewer ponds.

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

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

14. Access: The property gains access from county roads 4000 West, 4000 South, and 3800 South.
a. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in 

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

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

16. A basic review of the access to the existing lots identifies the following:
a. The existing lots gain access from county roads 4000 West, 4000 South, and 3800 South.
b. 4000 West and 4000 South:

i. Are existing county facilities that provide access to the general public.
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ii. Currently provide access to multiple dwellings, vacant lots, and agricultural parcels.
iii. Consist of an average 24’ wide gravel roadway.
iv. Have an unknown depth and type of material.
v. Have a dedicated county right-of-way that varies in width.

vi. Are maintained year round by the county.
c. 3800 South:

i. Is a private access drive.
ii. Currently provides access to the sewage lagoon and multiple agricultural parcels.

iii. Consists of an average 17’ wide gravel road.
iv. Has an unknown depth of material. See conclusion #3.

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

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

Institutional, and Utility Uses, require a Parking Analysis be conducted to determine the 
required number of parking spaces needed to demonstrate that sufficient accommodation 
has been made for the volume of traffic expected to be generated by the size and type of the 
proposed use. The Parking Analysis must conform to §17.07.040 General Definitions and 
§17.22 Off Street Parking Standards. See condition #2

18. Refuse: 
a. The applicant has stated that the on-site refuse will be transported to the Wellsville City 

maintenance yard for weekly pickup.  Logan Environmental will not need to access the site 
for pick-ups.

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

F. 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. Odor/Water Quality: With the operation of a sewage facility, odor and impacts to water 

quality are reasonably anticipated detrimental effects. Wellsville City currently operates a 
sewage facility at this location under a Utah Pollutant Discharge Elimination System 
(UPDES) permit for minor municipalities (permit #UT0020371) from the Utah Department 
of Environmental Quality, Division of Water Quality (“State”) (Exhibit B).  With the 
expanded operation and the addition of the new screening building, the influent wastewater 
will be screened to a 3mm particle size and plastic, rags, and other organic material will be 
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removed.  The screening and removal process will reduce the build-up of solids in the 
ponds/cells on-site, extending the life of the cells, and consequently reducing odors 
emanating from the ponds.
The State is aware of the proposed improvements to the site and confirmed that a new 
permit through the Department of Environmental Quality is not required at this time as the 
proposed expansion under this CUP should not increase capacity above what it allowed 
under the existing UPDES permit. The permit expires in February 2019 and all 
improvements to the site considered under this CUP will be reviewed again in 2019 during 
the State’s renewal process.  Per the engineer designing the building, the new structure and 
screening system is considered an infrastructure upgrade and does require review and 
approval from the State, but no changes to the actual permit. See condition #3

b. Disposal of Compacted Material: As previously mentioned, the screening process proposed 
under this CUP will filter out plastics, rags, and other organic material that are moved to a 
compactor and ultimately disposed of at the landfill.  As explained to staff, the compacting 
process includes the material washed with water and then all excess water being removed 
and the material steadily compacted until it can pass the paint filters liquids test (“paint 
test”).  This test is used to determine the presence of free liquids in a representative sample 
of waste; the presence of free liquids is indicative of hazardous waste (i.e., waste that is not 
allowed in landfills).  According to the State, the compacted material produced as part of 
the new screening process will have to pass the paint test in order for the material to be 
accepted by a landfill.  To pass the test, a pre-determined amount of waste is placed in a 
paint filter.  After 5 minutes, if any portion of the sample passes through and drops from 
the filter the material is considered liquid waste and has failed the test and the waste cannot 
be disposed at a landfill. The applicant shall ensure all compacted material meets the 
requirements to properly dispose of at the landfill, per the State and Logan Environmental 
Services requirements. See condition #4

c. Noise: The proposed expansion will include a mechanically operated moving belt screen 
and compactor that will operate 24 hours a day, seven days a week.  There is potential for 
the noise from the screening machine to impact the surrounding properties.  The walls of 
the building containing the screening equipment will be 8-inch thick concrete and the 
subject parcel is surrounded by the sewer ponds and agricultural properties.  Also, per the 
applicant, the nearest residence is located approximately 1,450 feet to the west.  Given the 
construction of the building and the isolated nature of the subject parcels, noise from the 
proposed expansion should not be an issue for surrounding properties. See condition #5

d. Sensitive Areas: The parcels proposed as part of the CUP contain the following sensitive 
areas: 
i. FEMA FIRM Floodplain has been identified on portions of the parcels proposed for the 

CUP.  Any development in this sensitive area must meet current Code requirements.
ii. NWI identified Wetlands appear to be present on portions of the parcels proposed for 

CUP.  Any development within this area must meet current Code requirements.
iii. An area of Moderate to High Liquefaction Potential is present on the majority of the 

parcels proposed for the CUP.  Any development within this area must meet current 
Code requirements.

iv. Moderate and Steep Slopes appear to be on portions of the parcels proposed for the 
CUP.  Any development within this area must meet current Code requirements.

v. A portion of the parcels are within 300’ of an Agriculture Protection area.

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

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

Development Services Office.

CONDITIONS (5)
These conditions are based on the Cache County Land Use Ordinance and on the findings of fact as 
noted herein:

1. The applicant shall operate the solid waste facility in accordance with the Letter Intent 
provided and any expansion or modification of the proposed use must obtain the approval of 
the Land Use Authority. See A-4

2. Prior to recordation, a Parking Analysis as defined by the Cache County Land Use Ordinance 
must be submitted to the Development Services Office for the review and approval of the 
Director to determine the sufficient number of parking spaces needed for the sewage treatment
facility. See F-16, F-23-a

3. The applicant must provide any permits or compliance documentation from the State of Utah 
in regards to operating a sewage facility. See F-21-a

4. The applicant shall meet all requirements of the State of Utah and Logan Environmental for the 
proper disposal of the compacted waste. See F-21-b

5. The applicant shall provide evidence of the adequacy of the sound damping capabilities of the 
proposed structure as relates to the operation of the screening facility, or must provide another 
solution to adequately damp the associated noise. See F-21-c

CONCLUSIONS (3)
Based on the findings of fact and conditions noted herein, the Wellsville City Sewer Improvement 
CUP is hereby approved as follows:

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

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

3. As per §2.4-A-1-c-iii, unmanned utility facilities are exempt from meeting roadway standards.
See E-14, E-15-c, E-15-d
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STAFF REPORT: AUTONOMOUS SOLUTIONS, INC. CONDITIONAL USE PERMIT 06 July 2017
This staff report is an analysis of the application based on adopted county documents, standard county development practices, and available 
information.  The report is to be used to review and consider the merits of the application. Additional information may be provided that 
supplements or amends this staff report.

Agent: Raeghn Torrie Parcel ID#: 12-048-0007
Staff Determination:Approval with conditions
Type of Action: Administrative
Land Use Authority: Planning Commission

LOCATION Reviewed by Angie Zetterquist

Project Address:
990 North 8000 West
Petersboro
Current Zoning: Acres: 88.51
Commercial (C)

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

FINDINGS OF FACT (33)
A. Request description

1. The Autonomous Solutions, Inc. (ASI) Conditional Use Permit (CUP) is a request to expand 
the existing use which is best categorized under the current code as use type 3100 Commercial 
Business – Professional Services.

2. In May 2017, the County Council approved a request for a rezone on the subject property from 
the Agricultural (A10) Zone to the Commercial (C) Zone.

3. The applicant sought the rezone request in order to expand the existing use, which was legally 
established, but non-conforming, and could not be expanded in the A10 zone as the current 
code does not allow a 3100 Commercial Business – Professional Services in the A10 zone.  

4. The applicant is now requesting a CUP to expand the existing business which operates out of 
an existing 9,600-square-foot building.  The primary functions of the existing business include 
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design, engineering, assembly, and testing of automated vehicles.  In addition to office and 
shop areas, there are test tracks on the 88-acre property to evaluate the performance of their 
vehicles.  The applicant states there are currently 109 full-time employees and they anticipate 
having a total of 450 full-time employees at the conclusion of their master plan timeline. 

5. As per Utah Code Annotated (UCA) 10-2-401, #1-k, this use qualifies as urban development as 
defined by the State.  Under UCA 10-2-402, #5, the State also stipulates that the County 
Legislative Body may not approve urban development within a municipality’s expansion area 
without first notifying and responding in writing to any municipal objections.  In this instance 
the proposed use is within the Mendon City expansion area.
a. Therefore, prior to the recordation of the permit, the county must first notify and respond in 

writing to any objections of Mendon City. See condition #1 and #8
6. The letter of intent/master plan for the ASI CUP reflects the proposed improvements in the 

following phases (Exhibit A):
a. Phase I: 0-12 months

i. Finalize a Memorandum of Understanding (MOU) with the State of Utah and Cache 
County regarding the funding of road improvements for access to the site (i.e., Veibell 
Road and 8000 West). See condition #2

ii. Install a temporary structure, approximately 3,800 square feet, and add 100 parking 
stalls on-site.

iii. Coordinate with Utah Department of Transportation (UDOT) and Cache County to add 
directional signage off of Highway 30 and county roads.

b. Phase II: 1-3 years
i. Complete road improvements per MOU.

ii. Construct a new 30,000-square-foot steel building and add an additional 100 parking 
stalls on-site.

iii. Affix a wall sign to the new steel building. 
iv. Install up to 6,000 linear feet of test track.

c. Phase III: 3-7 years
i. Construct a 21,000-square-foot addition to the Phase II building with an additional 125 

parking stalls. 
ii. Remove the Phase I temporary structure. 

B. Conditional Uses See conclusion #1
7. §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
8. 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.
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9. §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

10. Parcel 12-048-0007 has been determined to be a legal parcel as a conditional use permit was 
issued on September 12, 2005 for a Robotics Research and Development business. A 
conditional use permit for expansion was issued April 28, 2006.

11. §17.07.030, Use Related Definitions defines this use as “3100 Commercial Business” and 
specifically item #2 “Professional Services”.

12. §17.07.040, Definitions, defines “3100 Commercial Business” as “Any commerce endeavor to 
engage in the purchase, sale, lease, or exchange of goods, and/or the provision of services.” 
a. Item #2 “Professional Services: an administrative, professional, research, laboratory, or 

personal service, which requires as a condition precedent to the rendering of such service, 
the obtaining of a license or other legal authorization.  These typically include, but are not 
limited to, services rendered by; certified public accountants, public accountants, engineers, 
chiropractors, dentists, osteopaths, physicians and surgeons, podiatrists, architects, 
veterinarians, attorneys at law, physical therapists, and life insurance agents.  Merchandise 
or merchandising services must not be sold on the premises except such as incidental or 
accessory to the principal use.”

13. §17.09.030, Schedule of Uses by Zoning District, permits this use as a CUP in the Commercial 
(C) Zone only if reviewed and approved in accordance with the conditional use review 
procedures of §17.06 Uses as noted.

14. §17.10.040 Site Development Standards – The required setback from the property line in the 
Commercial (C) Zone is 30’. The storage of material or placement of structures within the 
setback area is not permitted. See condition #4

15. §16.04.070 Storm Drainage Requirements - A Land Disturbance Permit is required. See condition 
#9

D. Health, safety, and welfare See conclusion #1
16. 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.
17. All activities as identified within the ASI CUP Letter of Intent/Master Plan amendment request 

are proposed to only occur on parcel 12-048-0007. Any change or expansion of the business 
beyond what is stated in the Letter of Intent will require review and approval by the LandUse 
Authority. See condition #5.

E. Adequate service provision See conclusion #1
18. 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.
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19. Access: The property gains access from Veibell Road, a county road, via county roads 8000
West (from the northwest) and 600 North (from the southeast).
a. §12.02.010 Roadway Standards – Requirements for roadway improvement are provided in 

the current Manual of Roadway Design and Construction Standards (Road Manual).
b. The Road Manual specifies the following: See conclusion #3.

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 paved roads requires gravel roads requires 14” depth of granular 
borrow and 6” depth of road base.

c. The Public Works Inspector has provided a basic analysis and identified that some sections 
of 8000 West have failed, and that a significant portion of Veibell Road has failed (Exhibit 
B). See conclusion #3.

d. The proponent is in the process of completing a Memorandum of Understanding with the 
State Utah and Cache County with the intent to make the necessary roadway improvements 
to the north access of the site. These improvements affect Veibell Road and 800 West. See 
conclusion #3.

e. Winter maintenance on 8000 West does not continue on the gravel surface beyond the end 
of the pavement. There is also no winter maintenance on Veibell Road.  Summer 
maintenance does exist on both sections of roadway and consists of grading twice a year.
Council extension of maintenance services for ~3/4 mile would be required.

f. The county is not expanding winter maintenance activities, paving existing gravel roads, or 
accepting new gravel or paved roads unless doing so would improve the health and/or 
safety of existing subdivisions, homes, or businesses at the discretion of the County 
Council as per County Council Resolution 2015-20. See conclusion #4.

20. 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. The number of parking required based on the total square footage (60,600 sq.ft.) at the 
conclusion of the master plan is 244 parking spaces.  Based on the applicant’s Letter of 
Intent/Master Plan there will be a total of 460 spaces on-site at the end of Phase III.  Also, 
according to the applicant, there are currently 109 full-time employees with approximately 
450 full-time employees on-site as part of this proposed three-phase expansion.
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ASI CUP Parking Table:
BUILDING SQUARE 

FOOTAGE
REQUIRED PARKING SPACES

(BUILDING SQ.FT./250)
PROPOSED PARKING

SPACES
EXISTING 9,600 sq.ft. 39 135
PHASE I 3,800 sq.ft. (temp. bldg.) +16 +100
PHASE II 30,000 sq.ft. +120 +100

PHASE III 21,000 – 3,800 (temp. 
bldg..) = 17.200 sq.ft. +69 +125

TOTAL 60,600 sq. ft. 244 460

21. Refuse: Logan City Environmental Department provides solid waste collection from the 
subject property and will require that the applicant provide and maintain straight access to all 
dumpsters and carts during all phases. 

22. Fire: §16.04.080 [C] Fire Control – The County Fire District identified that the existing access 
is acceptable, but that future development on the property as proposed 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. Water supply 
for fire suppression would be provided by the Mendon City Fire Department. See condition #5

23. Water: The subject property has a confirmed water right under Change #a30653 for 10 
domestic shares and commercial use incidental to the operation of a private Agricultural 
Experiment Station.  The applicant shall confirm with the State Water Right Division that the 
existing water right is adequate for the planned expansion per the Letter of Intent/Master Plan. 
See condition #6

24. Septic: The Bear River Health Department has determined that the installation of septic 
systems to accommodate up to 500 employees is feasible for the proposed Master Plan 
expansion.

F. Impacts and mitigation See conclusion #1
25. 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.” 

26. 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.

27. Known or reasonably anticipated detrimental effects of the use are as follows:
a. Road Access: Based on the Letter of Intent/Master Plan there could be up to 450 full-time 

employees on-site in the next seven years, an increase from the 109 current full-time 
employees.  In addition, the expansion of the business will result in increased trips by 
delivery trucks, clients, et cetera.  As noted by the Public Works Inspector, the roads are 
currently failing and do not meet the minimum standards in the County Road Manual.  In 
order to mitigate the potential detrimental effects of increase road activity on failing roads, 
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the applicant must finalize the Memorandum of Understanding with the State of Utah and 
Cache County that will put in place a timeline for road improvements and agreements on 
maintenance during Phase I and complete the road improvements prior to the construction 
of the proposed 30,000-square-foot building in Phase II. See condition #2

b. Road Crossing: County road 8000 West runs through the center of subject property from 
the northwest corner to the south east corner.  The main campus of the commercial business 
operates on the northeast side of the road, but there is a test track across the County road on 
the southwest part of the property.  As part of ASI’s operations, vehicles and equipment 
travel back and forth from the main campus to this test track and must cross the County 
road.  Frequent crossing across 8000 West can present a hazard to vehicles using the 
County road and may cause more rapid deterioration of the portion of the road used for the 
equipment crossings. The applicant shall submit a plan for review and approval of the 
Director of Development Services that identifies where the crossings will take place for 
travel between the main campus and test tracks.  The plan shall include proposals for 
marking the crossing and for building up the road material in the crossing to compensate 
for the more intense usage of this section of the road.  The proposed plan for the crossing 
shall not conflict with the terms of the MOU. The plan must be reviewed and approved 
prior to the recordation of the CUP. See condition #7

c. Sensitive Areas:
i. Slopes. There are areas of moderate slopes (20-30%) and steep slopes (equal to or 

greater than 30%) on the subject property.  Development is not permitted on steep
slopes, and this acreage does not count toward the assessment of developable acreage.
Any development on moderate slopes requires a geotechnical report. 

ii. Wildfire Hazard Areas. Portions of the subject property are located within the Wildfire 
Hazard Area. 

iii. Geologic Hazards.  The Utah Geological Survey indicates that a majority of the subject 
property lies within a landslide area. A geotechnical report is required for development 
within the hazard area. 

G. Public Notice and Comment—§17.02.040 Notice of Meetings
28. Public notice was posted online to the Utah Public Notice Website on 22 June 2017.
29. Notice was published in the Herald Journal on 25 June 2017.
30. Notices were posted in three public places on 22 June 2017.
31. Notices were mailed to all property owners within 300 feet of the subject property on 22 June

2017.
32. Notice was emailed to Mendon City notifying the city and soliciting any objections they may 

have regarding this urban development project on 23 June 2017.
33. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office.

CONDITIONS (9)
Based on the Cache County Land Use Ordinances, Road Manual, and on the findings of fact as noted 
herein, staff recommends the following conditions:

1. Prior to the recording the permit, the county must first notify and respond in writing to any 
objections of Mendon City regarding urban development within Mendon City’s annexation area.
(See A-5)
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2. Prior to recording the permit, applicant must finalize the Memorandum of Understanding (MOU) 
with the State of Utah and Cache County regarding the funding of road improvements for access 
to the site. (See A-6-a, F-26-a)

3. The required setback from the property line in the Commercial (C) Zone is 30’.  The storage of 
material or placement of structures within the setback area is not permitted. (See C-14)

4. The applicant must abide by the Master Plan and Letter of Intent as submitted to the Cache 
County Development Services Office.  Any expansion or modification of the proposed use must 
obtain the approval of the Land Use. (See D-16)

5. 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. (See E-21)

6. The applicant shall confirm with the State Water Right Division that the existing water right, 
under change #a30653, is adequate for the planned expansion per the letter of Intent/Master 
Plan. (See E-22)

7. Prior to recording the CUP, the applicant shall submit a plan for review and approval to the 
Director of Development Services concerning crossing the County road, 8000 West, to 
provide access between the main campus and the southwest test track.  (See F-26-b)

8. Any future development on the site shall also be considered a phase of this development and 
may be considered urban development as defined in §10-2-401 U.C.A. As such the 
development shall be subject to all State regulations pertaining to urban development. (See 
A-5)

9. A Land Disturbance Permit is required. (See C-15)

CONCLUSIONS (4)
Based on the findings of fact and conditions noted herein, staff recommends approval of the Autonomous 
Solutions, Inc. 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 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, and; (See C-9)

3. The subject property does not have adequate road access for expanding a commercial 
development; however, the proponent is in the process of completing a Memorandum of 
Understanding with the State Utah and Cache County with the intent to make the necessary 
roadway improvements to the north access of the site. (See E-18-b, E-18-c, E18-d)

4. Per Cache County Resolution 2015-20, year-round maintenance services are hereby extended 
for ~3/4 of a mile down 8000 West and on a portion of Veibell Road to the northern access 
point of the existing business, Autonomous Solutions as:
a. It would improve the health and/or safety of the access to an existing business. (See E-18-f)
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