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  Development Services Department www.cachecounty.org/devserv   

 179 North Main, Suite 305 devservices@cachecounty.org 

 Logan, Utah 84321 (435) 755-1640 

Planning Commission Agenda  | 5 May 2022 
 

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

 

 

4:45 p.m.  

Workshop & Light Refreshments in the County Council Conference Room 

 

5:30 p.m.  

Call to order 

Opening remarks/Pledge – Brady Christensen 

Review and approval of agenda  

Review and approval of the minutes of the 7 April 2022 meeting 

 

5:35 p.m. 

Consent Items 

1. Thatcher Minor Subdivision 1st Amendment – A request to amend the subdivision boundary 

and Lots 1-5 and create a 2nd Agricultural Remainder in an existing 5-lot subdivision with an 

agricultural remainder located at 1800 South 3200 West, Young Ward, in the Agricultural 

(A10) Zone.    

2. Legacy Minor Subdivision 2nd Amendment – A request to amend Lots 3 & 4 and remove 

Agricultural Remainder Parcel A in an existing 5-lot subdivision with three agricultural 

remainders located at 4679 West 7000 North, near Smithfield, in the Agricultural (A10) Zone.  

3. Mountain View Subdivision – A request for a 6-month extension of the effective period of 

approval for a 3-lot subdivision located at 700 South 5400 West, near Mendon, in the Rural 2 

(RU2) Zone.  

Regular Action Items 

4. Public Hearing (5:35 pm): Woodbrey Rezone – A request to rezone 10.0 acres located at 

721 North Highway 23, near Mendon, from the Agricultural (A10) Zone to the Rural 2 (RU2) 

Zone.  A rezone to RU2 Zone would allow for a maximum potential of 5 buildable lots for 

single family residential, whereas the existing A10 Zone allows for a maximum of 1 buildable 

lot.  

5. Discussion: Amending 17.07.030: Use Related Definitions – 4100 Recreational Facility; 

17.09.030: Schedule of Zoning Uses by Zoning District – 4100 Recreational Facility. 

Continued from 3 March 2022 

6. Discussion: The review and amendment of Title 17.07.030 Use Related Definitions and Title 

17.07.040 General Definitions including but not limited to uses and definitions related to the 

following uses: 

 6400 Mineral Extraction 

 6410 Topsoil Extraction 

 6420 Site Grading 

   Board Member Reports 

Staff reports 

   Adjourn  

Revised 



 

 

Public Participation Guide: Planning Commission 

This document is intended to guide citizens who would like to participate in a public meeting by 

providing information about how to effectively express your opinion on a particular matter and the 

general powers and limitations of the Planning Commission.  

 

When Speaking on an Agenda Item 

Once the Commission opens the public hearing or invites the public to comment on a public meeting 

agenda item, approach the podium to comment.  Comments are limited to 3 minutes per person, unless 

extended by the Chair of the Planning Commission.  

When it is your turn to speak: 

1. State your name and address and the organization you represent, if applicable. 

2. Indicate whether you are for or against the proposal.  

3. Make your statement.   

a. Include all pertinent facts within your knowledge;    

b. Avoid gossip, emotion, and repetition;  

c. Comments should be addressed to the Commission and not to individuals in the audience; 

the Commission will not allow discussion of complaints directed at specific individuals;  

d. A clear, concise argument should focus on those matters related to the proposal with the 

facts directly tied to the decision you wish the Commission to make without repeating 

yourself or others who have spoken prior to your statement.  

Legislative (Public Hearing) vs. Administrative (Public Meeting) Functions 
The Planning Commission has two roles: as a recommending body for items that proceed to the 

County Council for final action (legislative) and as a land use authority for other items that do not 

proceed to the County Council (administrative).   

When acting in their legislative capacity, the Planning Commission has broad discretion in what their 

recommendation to the County Council will be and conducts a public hearing to listen to the public’s 

opinion on the request before forwarding the item to the County Council for the final decision.  

Applications in this category include: Rezones & Ordinance Amendments.  

When acting in their administrative capacity, the Planning Commission has little discretion and must 

determine whether or not the landowner’s application complies with the County Code.  If the 

application complies with the Code, the Commission must approve it regardless of their personal 

opinions. The Commission considers these applications during a public meeting and can decide 

whether to invite comment from the public, but, since it is an administrative action not a legislative 

one, they are not required to open it to public comment. Applications in this category include: 

Conditional Use Permits, Subdivisions, & Subdivision Amendments.  

Limits of Jurisdiction 

The Planning Commission reviews land use applications for compliance with the ordinances of the 

County Land Use Code.  Issues related to water quality, air quality, and the like are within the 

jurisdiction of the State and Federal government.  The Commission does not have authority to alter, 

change, or otherwise act on issues outside of the County Land Use Code. 
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Item                                                                                                                                                        Page 

 

Consent Items 

1. Bailey Acres Subdivision 1st Amendment ............................................................................................ 2 

2. Denali South Horse Ranch Subdivision  .............................................................................................. 2 

3. Old Canyon Subdivision  ...................................................................................................................... 2 

4. Zollinger South Subdivision  ................................................................................................................ 2 

Regular Action Items 

5. Public Hearing (5:35 pm): Christy Farm Rezone .............................................................................. 2 

6. Mt. Naomi Farms U-Pick Conditional Use Permit............................................................................. 3  
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Present: Angie Zetterquist, Tim Watkins, Chris Sands, Melinda Lee, Jason Watterson, Lane Parker, Nate 1 

Daugs, Taylor Sorensen, Megan Izatt 2 

Start Time: 05:32:00 3 

Sands called the meeting to order and Watterson gave the opening remarks. 4 

05:33:00 5 

Agenda 6 

Adopted with no changes 7 

05:33:00 8 

Minutes 9 

Minutes from March 3, 2022 approved with no changes. 10 

05:34:00 11 

Consent Items 12 

#1 Bailey Acres Subdivision 1st Amendment 13 

Tom Bailey asked what was being approved. 14 

Daugs responded that lot 3 is being removed, there is no increase in the number of lots. 15 

#2 Denali South Horse Ranch Subdivision 16 

#3 Old Canyon Subdivision 17 

#4 Zollinger South Subdivision 18 

Watterson motioned to approve the consent agenda; Daugs seconded; Passed 5, 0. 19 

05:37:00 20 

Regular Action Items 21 

#5 Public Hearing (5:35 pm): Christy Farm Rezone 22 

Zetterquist reviewed the staff report for the Christy Farm Rezone public hearing. 23 

Commissioners and Staff discussed zoning of the surrounding property in Mendon City. 24 

05:42:00 25 

Lee motioned to open the public hearing; Parker seconded; Passed 5, 0. 26 
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Aaron Christy stated he would like to build a home on 5 acres and sell the other acres. 1 

05:44:00 2 

Watterson motioned to close the public hearing; Lee seconded; Passed 5, 0. 3 

Parker motioned to recommend approval to the County Council for the Christy Farm Rezone with the 4 

stated conclusions and conditions; Daugs seconded; Passed 5, 0. 5 

05:45:00 6 

#6 Mt. Naomi Farms U-Pick Conditional Use Permit 7 

Zetterquist reviewed the staff report for the Mt. Naomi Farms U-Pick Conditional Use Permit (CUP). 8 

Commissioners and Staff discussed how this has already been happening on the property so this CUP 9 

will bring the property into compliance and why a CUP is needed. 10 

Ms. Meikle stated they have been operating for 10 years and want to come into compliance. 11 

Parker asked about the fruit picking. 12 

Ms. Meikle stated they have table, wine, and juice grapes as well as raspberries and blackberries 13 

available for the public to pick. 14 

Watterson asked about the volume of people who come to pick. 15 

Ms. Meikle explained their hours of operations and last year there was maximum of 15 cars a day. 16 

Lee asked about the kids’ area. 17 

Ms. Meikle explained there is a kids’ area. 18 

Daugs motioned to approve the Mt. Naomi Farms U-Pick Conditional Use Permit with the 2 conditions 19 

and 2 conclusions; Lee seconded; Passed 5, 0. 20 

Staff Reports 21 

Watkins updated the Commissioners on the General Plan. 22 

06:01:00 23 

Adjourned 24 
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Development Services Department
 Building  |  GIS  |  Planning & Zoning 

 
 
 
 
 

        

Staff Report: Thatcher Minor Subdivision 1st Amend. 5 May 2022  
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: Layne Merritt Parcel ID#: 11-121-0001, -0002, -0003, -0004, -0005  
Staff Determination: Approval with conditions 11-030-0057, -0062 
Type of Action: Administrative 
Land Use Authority: Planning Commission     

Project Location Reviewed by Angie Zetterquist

Project Address: 
1800 South 3200 West 
Young Ward 
Current Zoning:   Acres: 39.8 
Agricultural (A10) 

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

        
 
 
 
 
 
  
 
 
 
 
 
 
 

 
 

Findings of Fact  

A. Request description  
1. The Thatcher Minor Subdivision 1st Amendment is a request to the subdivision boundary and 

Lots 1-5 and create a 2nd Agricultural Remainder in an existing 5-lot subdivision with a single 
Agricultural Remainder. 

a. The subdivision boundary will decrease from 40.8 acres to 39.8 acres; 
b. Lots 1-4 will increase from 1.0 acre to 2.0 acres each; 
c. Lot 5 will increase from 1.0 acre to 2.02 acres; 
d. Agricultural Remainder Parcel 1 will decrease from 35.2 acres to 24.86 acres; and  
e. The new Agricultural Remainder Parcel 2 will be 5.0 acres.  
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B. Parcel legality 

2. Lots 1-4 are legal as they are in the same configuration as the Thatcher Minor Subdivision 
approved in 2003.  Lot 5 is restricted as there was a boundary line adjustment recorded with 
Parcel #11-030-0043 in November 2019 that changed the configuration of Lot 5 without going 
through a subdivision amendment process.  The originally approved Agricultural Remainder was 
divided in June 2021 without going through the subdivision amendment process creating parcel 
#11-030-0062.  The proposed subdivision amendment will remedy the restrictions resulting from 
boundary line changes and divisions done without Land Use Authority approval.  However, the 
two proposed Agricultural Remainders will remain restricted as, by definition, those parcels are 
for agricultural use only.   

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 – As no new lots are being created, confirmation of 
approved domestic water rights is not required.  

5. §16.04.080 [B] Sewage Requirements – A letter regarding septic feasibility is not required with 
this subdivision amendment request as no new lots are being created.        

6. §16.04.070 Storm Drainage Requirements – A Land Disturbance Permit may be required for any 
future development. See condition #1 

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. The Road Manual specifies the following: 
a. §2.1 Roadway Functional Classification – Minor Collector (C) – Minor collector roads 

provide service to smaller communities and link important traffic generators with the rural 
hinterland. These routes should be spaced at intervals consistent with population density in 
order to accumulate traffic from local roads and bring traffic from all developed areas within 
a reasonable distance of collector roads.  
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b. Table B-6 Typical Cross Section Minimum Standards: Minor collector roads must meet the 
minimum standard of a 66-foot right-of-way, two 11-foot wide paved travel lanes with 6-foot 
wide shoulders (4 feet paved; 2 feet gravel); 14-inches depth of granular borrow, a 6-inches 
depth of untreated base course, and 3 inches of bituminous surface course (asphalt).   

c. Table B-8 Typical Cross Section Structural Values: The minimum structural composition for 
minor collector roads requires 14” depth of granular borrow, 6” depth of road base, and 3” 
depth of asphalt  

d. Local Roads – Local roads are roads whose primary function is to provide access to 
residences, farms, businesses, or other properties that abut the road, rather than to serve 
through traffic.  Although some through traffic may occasionally use a local road, through 
traffic service is not the primary purpose of local roads.  For purposes of design and 
construction standards, local roads are subdivided into Major Local (ML) and Minor Local 
(L) roads. 

e. §2.1 Roadway Functional Classification – Major Local Road (ML): Major local roads serve a 
dual function of providing access to properties that abut the road as well as providing through 
or connection service between higher road classification facilities.  Major local roads may 
have significant local continuity and may operate at relatively high speeds.  Because of the 
possibility of through traffic, a meaningful segment of traffic on major local roads may 
include drivers who are unfamiliar with the roads.  Traffic on major local roads is largely 
composed of passenger vehicles or other smaller vehicle types.  Where a significant 
proportion of traffic is trucks or other heavy vehicles, additional design considerations will 
be required..    

f. Table B-6 Typical Cross Section Minimum Standards: Major local roads must meet the 
minimum standard of a 66-foot right-of-way, two 10-foot wide paved travel lanes with 4-foot 
wide gravel shoulders; 14-inches depth of granular borrow, a 6-inches depth of untreated 
base course, and 3 inches of bituminous surface course (asphalt).   

g. Table B-8 Typical Cross Section Structural Values: The minimum structural composition for 
minor local roads requires 14” depth of granular borrow, 6” depth of road base, and 3” depth 
of asphalt. 

14. A basic review of the access to the subdivision identifies the following: 
a. Access to the Thatcher Minor Subdivision is from 3200 West and 1800 South, both county 

roads.    
b. 3200 West: 

i. Is classified as a Minor Collector Road.  
ii. Is an existing county facility that provides access to agricultural fields and residential 

homes.  
iii. Consists of a 24-foot wide paved surface with a 2-foot wide paved shoulders and gravel 

shoulders. 
iv. Is maintained year round. 
v. As no new building lots are being created within the existing subdivision boundary, road 

improvements are not required.   
c. 1800 South: 

i. Is classified as a Major Local Road.  
ii. Is an existing county facility that provides access to agricultural fields but does not 

provide residential access for the subdivision. 
iii. Consists of a 20-foot wide paved surface with a 3-4-foot wide gravel shoulders. 
iv. Is maintained year round. 
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v. Is considered substandard as to the lack of the required 2-foot paved shoulder. 
vi.  As no new building lots are being created within the existing subdivision boundary, road 

improvements are not required. 
F. Service Provision 

15. §16.04.080 [C] Fire Control – The County Fire District visited the subject properties and found 
the access road meets fire code standards.  Any future development on the property must be 
reevaluated and may require improvements based on the location of the proposed access and 
development.   

16. §16.04.080 [F] Solid Waste Disposal –  Logan City Environmental provides collection service in 
this area.   Residential carts will need to be placed on the west side of 3200 West for collection. 
Sufficient shoulder space must be provided along the side of the road for all refuse and recycling 
containers to be placed 3-to-4 feet apart and be far enough off the road so as not to interfere with 
passing traffic.    

G. Sensitive Areas 
17. §17.08.040 General Definitions, Sensitive Area; §17.18 Sensitive Area 

a. According to the GIS data, there is a small portion of Agricultural Remainder Parcel 2 located 
within the FEMA Floodplain area.   

b. An irrigation canal/lateral is located on both the east and west boundaries of the subdivision.  
c. Any future development located in sensitive areas may require additional analysis and review 

prior to the issuance of a Zoning Clearance. See condition #2  
H. Public Notice and Comment—§17.02.040 Notice of Meetings 

18. Public notice was posted online to the Utah Public Notice Website on 22 April 2022. 
19. Notices were posted in three public places on 22 April 2022. 
20. Notices were mailed to all property owners within 300 feet of the subject property on 22 April 

2022.  
21. At this time, staff has received no written public comment regarding this proposal. 

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. A Land Disturbance Permit is required for land disturbance related to future development. (See 
D-6) 

2. Additional analysis of sensitive areas may be required for future development in addition to any 
related permits required for development in the sensitive areas. (See G-17-c) 

 
Conclusions  
Based on the findings of fact and conditions noted herein, staff recommends approval of the Thatcher 
Minor Subdivision 1st 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. 
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Staff Report: Legacy Minor Subdivision 2nd Amend. 5 May 2022  
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: Winston Haycock Parcel ID#: 13-072-0003, -0004  
Staff Determination: Approval with conditions  
Type of Action: Administrative 
Land Use Authority: Planning Commission     

Project Location Reviewed by Angie Zetterquist

Project Address: 
4679 West 7000 North 
near Smithfield 
Current Zoning:   Acres: 11.5 
Agricultural (A10) 

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

        
 
 
 
 
 
  
 
 
 
 
 
 
 

 
 

Findings of Fact  

A. Request description  
1. The Legacy Minor Subdivision 2nd Amendment is a request to amend Lots 3 & 4 and remove 

Agricultural Remainder Parcel A in an existing 5-lot subdivision with three Agricultural 
Remainders. 

a. The 7.58-acre Agricultural Remainder Parcel “A” will be removed and merge with Lots 3 
& 4; 

b. Lot 3 will increase from 2.0 acres to 7.5 acres; and 
c. Lot 4 will increase from 2.0 acres to 3.9 acres.  
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B. Parcel legality 

2. Lots 3 & 4 are currently restricted as the proposed changes to their boundaries and the removal of 
Agricultural Remainder Parcel “A” were recorded in 2004 without going through the subdivision 
amendment process and receiving approval from the Land Use Authority. The original Legacy 
Minor Subdivision was approved in 1998 as 4-lot subdivision on 7.42 acres.  The subdivision was 
amended in 2002 to allow a 5th buildable lot and extend the subdivision boundary to include three 
Agricultural Remainder Parcels (i.e., “A”, “B”, & “C”).  The proposed subdivision amendment 
will remedy the restrictions resulting from boundary line changes done without Land Use 
Authority approval.     

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 – As no new lots are being created, confirmation of 
approved domestic water rights is not required.  

5. §16.04.080 [B] Sewage Requirements – A letter regarding septic feasibility is not required with 
this subdivision amendment request as no new lots are being created.        

6. §16.04.070 Storm Drainage Requirements – A Land Disturbance Permit may be required for any 
future development. See condition #1 

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. The Road Manual specifies the following: 
a. §2.1 Roadway Functional Classification – Minor Collector (C) – Minor collector roads 

provide service to smaller communities and link important traffic generators with the rural 
hinterland. These routes should be spaced at intervals consistent with population density in 
order to accumulate traffic from local roads and bring traffic from all developed areas within 
a reasonable distance of collector roads.  

b. Table B-6 Typical Cross Section Minimum Standards: Minor collector roads must meet the 
minimum standard of a 66-foot right-of-way, two 11-foot wide paved travel lanes with 6-foot 
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wide shoulders (4 feet paved; 2 feet gravel); 14-inches depth of granular borrow, a 6-inches 
depth of untreated base course, and 3 inches of bituminous surface course (asphalt).   

c. Table B-8 Typical Cross Section Structural Values: The minimum structural composition for 
minor collector roads requires 14” depth of granular borrow, 6” depth of road base, and 3” 
depth of asphalt. 

14. A basic review of the access to the subdivision identifies the following: 
a. Access to the Legacy Minor Subdivision is from 7000 North, a county road.    
b. 7000 North: 

i. Is classified as a Minor Collector Road as it connects 4800 West to 2400 West.  
ii. Is an existing county facility that provides access to agricultural fields and residential 

homes.   
iii. Consists of a 19-20-foot wide gravel surface with no shoulders. 
iv. Is maintained year round. 
v. Is considered substandard as to the paved and gravel shoulders, material, and structure. 

vi. As no new building lots are being proposed to the existing subdivision, road 
improvements are not required.    

F. Service Provision 
15. §16.04.080 [C] Fire Control – The County Fire District visited the subject properties and has no 

issues with the proposed amendment. Any future development on the property must be 
reevaluated and may require improvements based on the location of the proposed access and 
development.   

16. §16.04.080 [F] Solid Waste Disposal –  Logan City Environmental provides collection service in 
this area, but had no comments on the proposed amendment.       

G. Sensitive Areas 
17. §17.08.040 General Definitions, Sensitive Area; §17.18 Sensitive Area 

a. According to the GIS data, there are no known sensitive areas within the proposed subdivision 
amendment boundary.   

b. Any future development located in sensitive areas may require additional analysis and review 
prior to the issuance of a Zoning Clearance. See condition #2  

H. Public Notice and Comment—§17.02.040 Notice of Meetings 
18. Public notice was posted online to the Utah Public Notice Website on 22 April 2022. 
19. Notices were posted in three public places on 22 April 2022. 
20. Notices were mailed to all property owners within 300 feet of the subject property on 22 April 

2022.  
21. At this time, staff has received no written public comment regarding this proposal. 

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. A Land Disturbance Permit is required for land disturbance related to future development. (See 
D-6) 

2. Additional analysis of sensitive areas may be required for future development in addition to any 
related permits required for development in the sensitive areas. (See G-17-c) 
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Conclusions  
Based on the findings of fact and conditions noted herein, staff recommends approval of the Legacy 
Minor 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. 
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Memorandum  5 May 2022 

To:   Planning Commission  

Subject: 6-month time extension request for the proposed Mountain View Subdivision  

 

A request has been made by Mt. Logan Funding, Inc., the property owner of the Mountain View 

Subdivision, for a 6-month extension of the effective period of approval for a 3-lot subdivision located 

at 700 South 5400 West, near Mendon, in the Rural 2 (RU2) Zone (Attachment A).   

The 3-lot subdivision was approved by the Planning Commission on 3 June 2021.  The effective 

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

approval is 3 June 2022.  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 outstanding 

conditions, but needs additional time to secure access to the subdivision as well as submit and obtain 

approval of road improvement plans with the Public Works Department and complete the work 

required. 

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 it cannot be completed prior 

to the expiration date for the subdivision. 

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

approval to 3 December 2022, 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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       Staff Report: Woodbrey Rezone                                       5 May 2022  
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: Kristi Lee Woodbrey Nielsen Parcel ID#: 12-033-0020 
Staff Recommendation: Denial   
Type of Action: Legislative 
Land Use Authority: Cache County Council      

Location  Reviewed by Angie Zetterquist  

Project Address:  Acres: 10.0 
721 N Highway 23 
Mendon  
Current Zoning:  Proposed Zoning:                     
Agricultural (A10) Rural 2 (RU2) 

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

         
 
 

 
 
 
 
 
   
 
 
 
 
 
 
 

 
Findings of Fact  

A. Request description 
1. A request to rezone 10.0 acres from the Agricultural (A10) Zone to the Rural 2 (RU2) Zone.    
2. This rezone may allow the parcel to be legally divided into a maximum of 5 separate lots as 

part of a subdivision process.  
3. Staff has identified general information as pertains to the subject property to assist the Planning 

Commission and County Council in arriving at a decision. This information is reflected in the 
attached map (Attachment A) and in the following text: 
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a. Land Use Context:  
i. Parcel status:  The subject property is legal although it is not in the same size and 

configuration as August 8, 2006.  In 2006, there were three separate parcels (#-0020, -
0026, & -0028), but they were combined in September 2016 to the existing one parcel 
configuration.  Under the current density requirements of the Agricultural (A10) 
Zone, the subject property cannot be further divided.   

ii. Average Lot Size: (See Attachment A): 
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The proposed RU2 zone allows a maximum density of 1 lot for every 2 acres, 
whereas the current A10 zone allows a maximum density of 1 lot for every 10 acres.  
With approximately 10.0 acres of property, the subject property cannot be further 
divided under the current A10 Zone standards.  A rezone to RU2 may allow up to a 
maximum of 5 buildable lots. 

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

iv. Adjacent uses: The properties adjacent to the subject rezone are primarily used for 
agriculture and single family dwellings.     

v. Annexation Areas:  The subject property is located within the Mendon City future 
annexation area, but it is located 1.09 miles north of the nearest Mendon City 
boundary.           

vi. Zone Placement: As identified by the Planning Commission and the County Council 
at the time the RU2 Zone was adopted, the intended/anticipated placement of this 
zone was in areas of the unincorporated county adjacent to municipalities. The 
nearest Mendon City boundary is approximately 1.09 miles south of the subject 
property along Highway 23.   
The nearest RU2 zone is High Country Estates in Petersboro west of the subject 
property approved in July 2011.  The next closest RU2 Zones are located south of the 
Mendon City boundary. These RU2 Zones include the Christy Rezone approved in 
June 2021, but a subdivision application has not been submitted; the Mountain View 
Meadow Rezone approved in November 2018 (this rezone was for a 6.29 acre parcel 
located on 2000 South, a maintained County road that required minimal 
improvements when the 3-lot subdivision was approved in February 2019); and the 
Christy Farm Rezone which is pending before County Council, but was 
recommended for approval by the Planning Commission in April 2022.     

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

act as the Land Use Authority for this application.  
5. The current County Land Use Ordinance does not specify appropriate locations for the Rural 2 

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

a. “To allow for residential development in a moderately dense pattern that can allow for 
rural subdivisions, and to allow for clustering plans larger than a single parcel. This 
type of development should be located and designed to not unreasonably impede 



 

5 May 2022                      4 of 5 
 

 

adjacent agricultural uses, nor to unreasonably conflict with the development standards 
of adjacent municipalities.  

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

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

6. Consideration of impacts related to uses allowed within the RU2 Zone will be addressed as part 
of each respective approval process required prior to site development activities. 

C. Access—16.04.040 [A], 16.04.080 [E], Road Manual 
7. §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 RU2 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 subject property identifies the following: 
a. Primary access to the subject properties is from State Road 23, a UDOT facility.     

14. SR-23: 
a. Is an existing UDOT county facility classified as a Minor Arterial. 
b. Minor Arterials in rural areas are typically designed to provide relatively high overall 

travel speeds with minimum interference to through movement. 
c. Does provide access to multiple dwellings and agricultural uses, but is primarily the main 

connection between Mendon and Wellsville to access SR-30 and Hwy 89/91. 
d. This section of SR-23 is classified per UODT as an Access Category 4, which has a 

minimum driveway spacing of 500 feet and a minimum street spacing of 660 feet.  
e. Access to any proposed development must be approved by UDOT.  
f. Additionally, frontage for buildable lots in the County requires a minimum of 90 feet on a 

public or private road.  Based on an initial review of the existing County road grid and 
existing driveways along SR-23, it does not appear access that meets the requirements of 
the County Road Manual is possible in combination with UDOT requirements.  A private 
road built along the south property line of the subject property to meet the private road 
frontage requirement of the County does not meet spacing requirements from the 
intersection of 800 North.  Frontage on a public road might be possible if the County road, 
800 North, was extended west to create a connection to 6400 West, but the probable 
location of the road connection is located on the adjacent properties not owned by the 
applicant.  
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D. Service Provisions:   

15. §16.04.080 [C] Fire Control – The County Fire District had no comments on the rezone. Future 
access must be reevaluated and may require improvements based on the location of any 
proposed structure on lots created through a subdivision process.   

16. §16.04.080 [F] Solid Waste Disposal – Logan City Environmental provides refuse collection in 
this area, but had no comments on the rezone request.    

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 April 2022. 
18. Notices were posted in three public places on 22 April 2022. 
19. Notices were mailed to all property owners within 300 feet on 22 April 2022.   
20. At this time, no written public comment regarding this proposal has been received by the 

Development Services Office.  
 

Recommendation & Conclusion  
Based on the findings of fact noted herein, the Woodbrey 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] and the Road Manual of the Cache County Code as it:  
a. It is not in close proximity to the Mendon City boundary.  
b. Does not allow for adequate access along SR-23, a UDOT facility, that meets the 

requirements of spacing for a UDOT Minor Arterial/Access Category 4 nor the 
requirements of the County Land Use Code and Road Manual.  
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