STAFF REPORT
To:
From:
Date of Meeting:
Type of Item:
Process:

Eastern Summit County Planning Commission
Kirsten Whetstone, MS, AICP County Planner
August 1, 2019
Conditional Use Permit - Public Hearing, Possible Action
Administrative Review

Proposal

The applicant requests approval of a Conditional Use Permit to expand the existing Pine Valley
Storage CUP to add a total of 15 storage units to 79 units currently on the property. The
proposal includes adding five (5) units to the west end of building #1, four (4) units to the west
end of buildings #2 and #3, and 2 units to the west end of building #4. A total of 4,875 square
feet of additional storage area is proposed. Building design, materials and height match the
existing storage buildings. New security lighting is proposed for the entire facility in compliance
with 11-6-20 (Night Sky compliant LED fixtures) (See Exhibit A for applicant’s proposal).
RECOMMENDATION: Staff reviewed the application for compliance with applicable standards
in the Eastern Summit County Development Code and finds the application meets minimum
requirements for approval. Staff recommends the Eastern Summit County Planning Commission
review the proposed Conditional Use Permit, conduct a public hearing and consider approving
the subject Conditional Use Permit pursuant to the findings of fact, conclusions of law and
conditions of approval as found in this Staff Report.

Project Description
Project Name:
Applicant(s):
Property Owner(s):
Location:
Zone District:
Parcel Number and Size:
Type of Process:
Final Land Use Authority:

Pine Valley Storage Expansion Conditional Use Permit
Fred Healey
Pine Valley Storage, LLC c/o Fred Healey
5424 Weber Canyon Road, Kamas, Utah
AG-80
CD-684-10 (3.13 acres), CD-684-3-B (1.31 acres), CD-684-3-B-1
(0.45 acres) for a total of 4.89 acres.
Administrative
Eastern Summit County Planning Commission
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Vicinity Map

Background

These parcels have been the location of commercial/rental storage buildings since 1976. The
entire site is 4.89 acres with gated access from Weber Canyon Road. Pine Valley Storage
currently consists of six buildings containing a total of 79 storage units. This facility is used
predominately by cabin owners in the area for the storage of vehicles and recreation
equipment. There are three (3) fire hydrants located on or near the property. These are
connected to the Pine Mountain water system and serve as fire protection for the facility.
There are no residential structures immediately adjacent to the subject property. Adjacent
properties to the east, also along Weber Canyon Road, are recorded as being owned by the
Pine Mountain Mutual Water Company. Properties adjacent to the south are also owned by the
Pine Mountain Mutual Water Company and include water facilities, maintenance, and other
support uses providing a buffer area between subject use and residential houses and cabins.
In 1993, a Conditional Use Permit was granted to construct building #4 (the building furthest
from the road). There were several conditions related to the permit, including satisfying the
South Summit Fire District with adequate fire protection. The work included constructing a six
(6) inch water line with two (2) new fire hydrants as part of the Pine Mountain water system.
This work was completed in 1999, however, the storage building had not been built and the
1993 approval expired. In March of 2000, another Conditional Use Permit to construct building
Pine Valley Storage Expansion CUP – August 1, 2019
2

#4 as well as two (2) additional buildings, #5 and #6 on the site was applied for and granted. All
six buildings are constructed, and all required fire hydrants are installed.
On June 8, 2009, a Conditional Use Permit was granted allowing further expansion resulting in
an additional 15 units for a total of 79 units in 6 buildings. At the time of approval, the proposed
use was a Conditional Use Permit in the zoning district, which at the time was zoned AG-160.
In 2016, the Eastern Summit County Code was amended, followed in 2017 with amendments to
the Official Zoning Map. These amendments placed the subject property in the AG-80 zoning
district and removed Industrial Uses and Operations including Storage and Processing from this
district. These uses are now an Allowed use in the Industrial District (I), a Conditional Use in the
Commercial District (C) and are not a permitted use in AG-80. Therefore, the current use is a
Non-conforming use (e.g. non-complying use) in this district. Enlargement of a Non-conforming
Commercial or Industrial Use is subject to compliance with criteria outlined in Section 11-6-2 (J)
and (K), as outlined below.

Analysis and Findings

Non-conforming Use Expansion
The Pine Valley Storage property is zoned AG-80. Commercial storage is defined as an
industrial use. The existing business is currently a non-conforming use per Section 11-3-13 of
the Eastern Summit County Development Code, Chart of allowed and Conditional Uses,
Industrial Uses including storage and processing are not permitted in the AG-80 zoning district.
Enlargement of non-conforming commercial or industrial uses is subject to review criteria in
Section 11-6-2(J) (K). A nonconforming commercial or industrial use may be enlarged or
converted to another nonconforming use with a Low Impact Permit, according to the following
criteria (note that because the underlying permitted use was approved with a Conditional Use
Permit, the expansion is being review as a Conditional Use Permit):
Section 11-6-2(J)
a. The use does not significantly increase vehicular traffic or interfere with traffic flow;
b. The use does not significantly increase the demand for parking;
c. The use does not significantly intensify the likelihood of pedestrian and vehicular
conflicts;
d. The use does not create unsightly conditions or impacts to the environment including,
but not limited to, unscreened storage and other environmental concerns;
e. The use does not significantly intensify noise levels or odors;
f. The use does not create significant dust and dirt conditions, which cannot be
adequately mitigated;
g. The use does not significantly intensify lighting and glare conditions; (Ord. 759, 6-292011)
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h. The use does not create a significant change in privacy for adjacent property owners;
and
i. The use will not adversely affect, in a significant manner, the public health, safety, and
welfare. (Ord. 799, 3-6-2013)
Analysis: Staff reviewed the application for compliance with the above criteria and found the
expanded use complies with these review criteria, as conditioned. Staff finds that the expansion
does not significantly increase traffic or the demand for parking. Staff finds no evidence that
the use currently creates conflicts with pedestrians or vehicles and that the expansion will also
not create these conditions. As conditioned, no unscreened storage is permitted. The use does
not create or intensify noise or odors and as conditioned does not create significant dust or dirt.
As proposed, and conditioned, the expansion will include Dark Sky compliant security lighting.
All non-code compliant exterior fixtures will be replaced with compliant fixtures per the
submitted lighting plan. The use does not change privacy for adjacent property owners and will
not adversely affect the public health, safety and welfare.
Section 11-6-2(K)
Any portion of a nonconforming residential, agricultural, accessory, or commercial structure or
any portion of a nonconforming use that is located within sensitive lands (wetlands, slopes
greater than 30 percent, and streams) shall not be enlarged.
Analysis: The use is not located within sensitive lands.
Service Providers
No adverse Service Provider comments have been received.
Conditional Use Permit Criteria for Approval
The purpose of a Conditional Use Review is to allow the County to consider certain uses in a
particular location that cannot be properly classified in any particular zone district without
special review consideration of its impacts upon neighboring lands and upon the public need
for the use at a particular location. Before an application for a conditional use is approved by
the Planning Commission, it shall conform to the following criteria:
1. The proposed use, as conditioned, shall be appropriate in the particular location, taking
into account the nature of the use, its relationship to surrounding uses and its impact on
the natural environment.
Analysis: The commercial storage business has existed in this location since 1976 and
provides a useful service for residents, as well as other recreational users in the area.
The nature of the proposed expansion is appropriate in the location and consistent with
the existing use of the property. Uses in this area are primarily residential/cabins. The
area is sparsely populated. COMPLIES
2. The proposed use, as conditioned, shall be in compliance with the Development
Evaluation Standards in Chapter 2 of the Eastern Summit County Development Code.
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Analysis: Staff reviewed the application for compliance with the standards established
in Chapter 2 of the Eastern Summit County Development Code, and found the following:
Code Requirement
1. Agriculture

2. Water and Sewage

3. Natural Resources

4. County
Infrastructure,
Facilities and
Services

5. Infrastructure
Design and
Maintenance

Analysis
There is limited agricultural activity in the immediate area.
The business and storage use have existed in this location
since the 70s and was expanded in 1993 and 2009. The
proposed expansion will continue to have similar minimal
effect on existing agricultural activities.
The storage units do not require water or sewer. The 1993
CUP required construction of a six (6) inch water line with
two (2) new fire hydrants as part of the Pine Mountain water
system. This work was completed in 1999.
The existing facility is not located on steep slopes, flood
plains or sensitive wildlife habitat areas. The site is entirely
fenced with minimal existing vegetation. There are a few
evergreen trees along the property frontage with Weber
Canyon Road.
Access to the property is from Weber Canyon Road with
secondary access from Targhee Drive, a private gated road.
The Engineering Department has reviewed the proposed
application and has not expressed any negative comments
which would warrant postponement or denial of this
application. Traffic due to the expansion will not negatively
impact existing roads and intersections. Traffic associated
with this use is traffic that is generally in this area anyway, as
the use provides a service to area residents and recreational
users.
Expansion of the existing use does not require changes to
existing infrastructure or additional maintenance. The site is
not paved, and grading is proposed in order to maintain
current storm drainage patterns from the property.

Finding
COMPLIES

COMPLIES

COMPLIES

COMPLIES

COMPLIES

Building setbacks and height.
All existing buildings and proposed additions meet minimum building setbacks and maximum
building height. The minimum required front setback is twenty-five (25’) from the property lines
and 12 feet from side and rear yards. Setbacks in the following chart are to the outside property
lines of the parcels. Buildings also comply with minimum setbacks to internal parcel lines, except
for existing Building #5 that is not proposed to change with this application (see Table below):
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Front (along
E Weber
Canyon Rd)

Required
minimum
setbacks
25’

Front
(along
Targhee
Drive)

25’

Rear

12’

Side

12’

Existing
minimum
setbacks
Building #1 84’
Building #5 63’4”Building #1 115’
Building #2 79’2”
Building #3 78’5”
Building #4 57’1”
Building#4 38’10”
Building #6 27’6”

Proposed
minimum
setbacks
Building #1 79’7”
Building #5
(no changes)
Building #1 62’1”
Building #2 33’2”
Building #3 32’7”
Building #4 33’
(no changes
from existing)

Building #5 96’11”
Building #6 96’2”

(no changes
from existing)
(also complies
with 12’ setback
to internal
parcel lines)

complies

complies

complies

complies

Buildings and additions comply with the maximum building height of thirty-two (32) feet
above natural grade as the site is gradually sloped and finished building height from
grade to peak is 17’41/2”. Architectural design and materials are proposed to match
existing buildings. COMPLIES
3. The applicant shall present evidence to show approval of the landowner for the
particular use, unless the land is owned by the applicant and, in such case, applicant
shall submit proof of ownership.
Analysis: The property owner signed and submitted the application. County records
confirm that the applicant is owner of subject property and the Pine Valley Storage LLC.
COMPLIES
4. There are reasonable conditions that can be imposed which mitigate the reasonably
anticipated detrimental effects of the proposed use.
Analysis: Staff recommends conditions of approval that mitigate anticipated detrimental
effects of the proposed use, including conditions regarding exterior lighting, dust
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control, stormwater run-off, compatible architectural design, lease agreements to
include restrictions on storage of flammable or potentially environmentally harmful
products, and restrictions on outdoor storage. COMPLIES

Recommendation

Staff finds that the Conditional Use Permit application meets applicable standards in the
Eastern Summit County Development Code. Staff recommends the Eastern Summit County
Planning Commission review and consider approving the proposed Pine Valley Storage
Expansion Conditional Use Permit, according to the following Findings of Fact, Conclusions of
Law and Conditions of Approval:
Findings of Fact:
1. The subject property is located at 5454 Weber Canyon Road, Kamas, Summit County,
Utah.
2. The 4.89-acre property consists of three parcels, namely CD-684-10 (3.13 acres), CD684-3-B (1.31 acres) and CD-684-3-B-1 (0.45 acres)), located in the AG-80 zoning district.
3. There are six multi-unit storage buildings located on the property containing a total of
75 storage units. The existing buildings consist of 27,150 sf containing a total of 79
storage units.
4. Access to the property is from Weber Canyon Road with secondary access from Targhee
Drive, a private gated road. Both access drives are gated with key code access.
5. The original storage structures were constructed in 1976 with expansions approved by
Conditional Use Permits issued in 1993, 2000 and 2009.
6. County records confirm that Pine Valley Storage, LLC is the owner of the subject
property.
7. The application was submitted by the property owner, Pine Valley Storage LLC, c/o Fred
Healy.
8. The applicant, Fred Healey, requests an expansion of Buildings #1-#4 as follows: adding
5 storage units to the west end of Building #1, 4 units to west end of buildings #2 and
#3, and 2 units to west end of building #4. Storage units have exterior dimensions of 25’
by 13’. A total of 4,875 sf of storage area consisting of 15 storage units is proposed.
9. Business will continue operating as it has been, and operation will continue during
construction of the additional units. Hours of operation are typically during day light
hours; however, the units are accessible 24 hours a day with key code entry as a selfservice operation.
10. The expanded units as proposed are consistent in design, height, and exterior materials
with the existing buildings approved in 1993 and 2005, as a Conditional Use. At the time
of approval, the property was in the AG-160 zoning district where Commercial storage
was a Conditional Use.
11. The Pine Valley Storage property is currently zoned AG-80 and Commercial storage is
now defined as an industrial use due to amendments to the Eastern Summit County
Development Code and Official Zoning Map approved in 2016 and 2017.
12. Section 11-3-6 of the Eastern Summit County Development Code does not permit
Industrial uses and operations including storage and processing in the current AG-80
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Zone. The existing business is now a non-conforming use, per Section 11-3-13 of the
Eastern Summit County Development Code, Chart of Allowed and Conditional Uses
13. A nonconforming commercial or industrial use may be enlarged or converted to another
nonconforming use with a Low Impact Permit, however because Pine Valley Storage was
approved with a Conditional Use, the expansion is also being review with the
Conditional Use Permit process subject to specific criteria of Section 11-6-2 (J) and (K).
14. The application was reviewed for compliance with the Eastern Summit County
Development Code.
15. The expansion does not significantly increase traffic or the demand for parking.
16. Staff found no evidence that the use currently creates conflicts with pedestrians and
vehicles or that the expansion will create these conditions.
17. As conditioned, no unscreened storage is permitted.
18. The use does not create or intensify noise or odors and as conditioned does not create
significant dust or dirt.
19. As proposed, and conditioned, the property will include Dark Sky compliant security
lighting and all non-code compliant exterior fixtures will be replaced with compliant
fixtures per the submitted lighting plan.
20. The use does not change privacy for adjacent property owners and will not adversely
affect the public health, safety and welfare.
21. The proposed additions are not located within sensitive lands, such as steep slopes,
critical ridges, flood plains or within sensitive wildlife habitat areas.
22. The commercial storage business has existed in this location since 1976 and provides a
useful service for residents, as well as other recreational users in the area.
23. The nature of the proposed expansion is appropriate in the location and consistent with
the existing use of the property. Uses in this area are primarily residential/cabins. The
area is sparsely populated.
24. The proposed expansion will continue to have similar minimal effect on existing
agricultural activities.
25. The storage units do not require water or sewer. The 1993 CUP required construction of
a six (6) inch water line with two (2) new fire hydrants as part of the Pine Mountain
water system. This work was completed in 1999.
26. The site is entirely fenced with minimal vegetation. There are a few evergreen trees
along the property frontage with Weber Canyon Road.
27. Traffic due to the expansion will not negatively impact existing roads and intersections.
Traffic associated with this use is traffic that is generally in the area, as the use provides
a service to local area residents and recreational users.
28. Expansion of the existing use does not require changes to existing infrastructure or
additional maintenance. The site is not paved, and grading is proposed in order to
maintain current storm drainage patterns.
29. The applicant will continue to require a lease agreement that prohibits the storage of
hazardous and noxious materials.
30. The application complies with the standards established in Chapter 2 of the Eastern
Summit County Development Code.
31. There are no residential structures immediately adjacent to these storage unit buildings.
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32. All existing buildings and proposed additions comply with the maximum building height
of thirty-two (32) feet from natural grade as the site is gradually sloped and finished
building height from grade to peak is 17’41/2”.
33. The minimum required front setback is twenty-five (25’). Minimum required side and
rear setbacks are 12 feet. Proposed additions comply with all required minimum
setbacks, including 12’ minimum setbacks to internal parcel lines.
34. Exterior lighting for existing and expanded buildings is proposed to comply with Section
11-6-20 regarding Lighting Regulations.
35. Architectural design and materials of the expansions will match existing buildings.
36. Staff finds no evidence that the proposed use will adversely affect public health, safety
and welfare.
37. The findings analysis in this Staff Report are incorporated herein.
Conclusions of Law:
1. There is good cause for this expanded conditional use.
2. The Conditional Use Permit as conditioned complies with all requirements of the
Eastern Summit County Development Code.
3. Proposed additions to existing buildings and the expanded use are consistent with the
Eastern Summit County General Plan and the Eastern Summit County Development
Code.
4. The expanded use is not detrimental to public health, safety, and welfare, as the roads
and public services in the area are adequate to accommodate the increase in intensity
of the use.
5. The expanded use is compatible with the existing neighborhood character and will not
adversely affect surrounding land uses, as conditioned.
Conditions of Approval:
1. The Conditional Use Permit approval shall be as proposed and per Exhibit A of this Staff
Report, including building location, design, height, materials and proposed exterior
lighting.
2. No modifications to this approved Conditional Use Permit are permitted without prior
approval by the Summit County Community Development Department.
3. All necessary permits must be obtained, and fees paid prior to the commencement of
any construction activity, including but not limited to any Summit County Engineering
Department and Summit County Building Department permits.
4. All conditions of previous approvals shall continue to apply as reiterated in these
conditions.
5. No outdoor storage is permitted.
6. Individual storage units shall not be sold to individual owners.
7. The applicant shall include language in all rental/lease contracts for the storage units
that prohibits storage of flammable or potentially environmentally harmful products,
except for fuel tanks on any equipment. The applicant shall monitor tenants to ensure
this requirement is carried out and shall check with South Summit Fire District as to any
additional requirements for such materials and shall include these requirements in all
rental/lease contracts.
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8. Dust shall be controlled by the operator.
9. Stormwater runoff shall not exceed historic rates at the property lines.
10. All exterior lighting on existing buildings and additions shall comply with the Eastern
Summit County lighting code, Section 11-6-20 prior to certificate of occupancy for the
new units.
11. Approval of this Conditional Use Permit shall expire one (1) year following the date of
the Planning Commission’s written approval, unless the conditional use permit activity
has commenced or unless the applicant submits a written request for an extension prior
to expiration, and the extension is granted.
12. If these conditions are not being satisfied, the Planning Commission may commence
review of the Conditional Use permit with possible action to revoke the permit for noncompliance, following proper notification to the applicant.

Public Notice, Meetings and Comments

This item was publicly noticed as a public hearing with possible action by the Eastern Summit
County Planning Commission. Notice of the public hearing was published in Summit County
News. Courtesy postcards were mailed to all property owners within 1,000 feet of the subject
Parcel. As of the date of this report, no public comment was received.

Attachments

Exhibit A – Proposal: scope of work, site and grading plans, setback exhibits, elevations, sample
light fixtures and photos
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EXHIBIT A

Scope of work for Pine Valley Storage, LLC
Project Address: 5454 Weber Canyon Road,
Kamas, UT 84036
1/28/2019

Summit County Community Planning Department
PO Box 128
Coalville, UT 84017
To Whom It May Concern:
Please find below, the written description of the proposed project.
Pine Valley Storage is a long-existing storage facility located at 5454 Weber Canyon Road in Kamas Utah.
This facility currently has 6 buildings holding a total of 79 existing storage units and due to the ever
increasing demand we propose to construct 15 additional storage units.
We propose building an addition, to each of the 4 existing buildings located on the west side of the
property.
-

5 units to the West end of building #1
4 units to the West end of building #2
4 units to the West end of building #3
2 units to the West end of building #4

The new units will be constructed out of metal with the wall materials, roof and colors to reflect existing
building #1.
We would also require security lighting to match the existing facility lighting and propose 6 new LED
“wall pack” lights.
-

2 on the North side of building #1
2 on the South side of building #1
1 on the North side of building #4
1 on the South side of building #4

Thank you for your consideration on these additions.
Sincerely,
Pine Valley Storage Management
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LIGHTING PLAN

Wall Pak Pro
27 Watt LED

PROFESSIONAL GRADE

Glare Free

Design is Protected by US Patents D710,530; D752,274

WPS27LED

WATTS: 27

CCT: 4500K
LUMENS: 3,311
LPW: 126 CRI: 82
DIMMING: 10-100%

CCT: 3000K
LUMENS: 3,085
LPW: 119 CRI: 81
DIMMING: 10-100%

Ordering Information
WPS27LED
WPS27LED3K

Options
DESCRIPTION

VOLTS

COLOR TEMP

ADD SUFFIX #

27W LED Wall Pak Pro
27W LED Wall Pak Pro

120-277
120-277

4500K
3000K

PC
PM

CATALOG #

DESCRIPTION

120V Photocontrol
208-277V Photocontrol

Note: Atlas uses only premium LED compatible photocontrols

Performance
•
•
•
•

Recommended Mounting Height - 10-12 ft.
5'

Eliminates Glare & Offensive Light
Less Wasted Light
More Footcandles on the Ground
Labor Saving: Quick and Secure Mounting

Dimensions and Specifications
Overall Height: 6.28"
Overall Width: 6.29"
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Depth: 7.99"
Weight: 7.5 lbs.
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*The majority of Atlas Lighting Products are assembled in USA facilities by an American Workforce utilizing both Domestic and Foreign components
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