
 
 
 
 
 
 
 

Notice is hereby given that  
the Eastern Summit County Planning Commission 

will meet in regular session 
Wednesday, August 18, 2010 

 
AGENDA 

 
Summit County Courthouse, 60 N. Main Street, Coalville, Utah, 84017, Council Chambers 
 

 
REGULAR MEETING 7:00 p.m. *Public comment will be taken* 
Agenda items may or may not be discussed in the order they are listed.   
 
1. Pledge of Allegiance 

 
2. General public input for items not on the agenda. 

 
3. Public Hearing and Possible Approval of an amendment to Mountain Valley Stone Conditional Use 

Permit on Parcels SS-72-6, SS-72-7 and S-564. – Sean Lewis, County Planner 
 

4. Public Hearing and possible Approval of a Long Term Temporary Use Permit for Chamtech 
Enterprises, northeast of the Town of Echo; Anthony Sutera, applicant. – Kimber Gabryszak, 
County Planner III 

 
WORK SESSION *Public Comment may or may not be taken.* 
 
1. Discussion of Highway Corridor and Ag Protection Zones. – Adryan Slaght, Principal 

Planner 
 
Commission Items 
Staff Items 
Adjourn 
  
 
 
Individuals with questions, comments, or needing special accommodations pursuant to the Americans with Disabilities 
Act regarding this meeting may contact the Community Development Department at (435) 336-3124  
 
 
 
Posted:         August 10, 2010 
Published:     August 13, 2010, Summit County News  
Next Regular Meeting:  Wednesday, September 1, 2010, in Kamas     



 

COMMUNITY DEVELOPMENT DEPARTMENT - PLANNING DIVISION 
P.O. BOX 128 

60 NORTH MAIN STREET 
COALVILLE,  UT  84017 

PHONE (435) 336-3134  FAX (435) 336-3046 
SLEWIS@CO.SUMMIT.UT.US               WWW.SUMMITCOUNTY.ORG  

 
 
 
 
STAFF REPORT 
 
To:  Eastern Summit County Planning Commission (ESCPC) 
Report Date:  August 12, 2010 
Meeting Date:   Wednesday, August 18, 2010 
Author:   Sean Lewis, County Planner 
Project Name & Type:  Mountain Valley Stone, Conditional Use Permit (CUP) Amendment   
Type of Item:  Public Hearing 
Future Routing:  N/A  
 
 
EXECUTIVE SUMMARY:  Wright/Garff Resources has recently purchased the old American Stone parcel 
in Brown’s Canyon. Mountain Valley Stone, the mine operator for Wright/Garff Resources, has applied 
to amend their current Conditional Use Permit to expand their current operation onto the newly 
acquired parcel, which is adjacent to their current operation. 
 
Staff is recommending approval of the Conditional Use Permit Amendment 
 

 A. 
• Project Name: Mountain Valley Stone Conditional Use Permit  
Project Description 

  Amendment 
• Applicant(s): Brad Young, representing Mountain Valley Stone 
• Property Owner(s): SS-72-6 Surface: John B Hut Trust 
  SS-72-6 Mineral: Wright/Garff Resources 
  SS-72-7 Surface + Mineral: Wright/Garff Resources 
  (S-564 is a State Parcel ID for SS-72-7) 
• Location: 6702 West Browns Canyon Road, Peoa, 84061 
• Zone District:   Agriculture Grazing 100 (AG-100) 
• Adjacent Land Uses: Vacant, Rock Quarry 
• Existing Uses:  Rock Quarry 
• Parcel Number and Size: SS-72-6, 40.0 Acres; SS-72-7, 30.0 acres; S-564, 10.0  
  acres 

 
B. Community Review

 
  

This item appears on the agenda as a public hearing and has been noticed as such. Due to 
publicity surrounding the recent rezone proposal for this area, public notices were published in 
both the August 6, 2010 issue of The Summit County News, and the August 7, 2010 issue of The 
Park Record. Postcard notices were also mailed to land owners within 1,000 feet of the subject 
parcels. Staff has also emailed a copy of the public notice to several property owners who were 
interested in the proposed rezone as a courtesy. 
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At the time of this report, Staff has received one (1) Government Records Access and 
Management Act (GRAMA) request requesting copies of the application materials. Staff has 
also received a phone call from Mr. Gary Silvi who owns parcel SS-72-10. Mr. Silvi wished to 
express his opposition to the proposed expansion due to noise issues. Mr. Silvi has provided 
written comment that has been included in this report as Exhibit E. 
 

C. 
 
Background 

On July 16, 2003, the ESCPC approved a CUP for Mountain Valley Stone, located in Brown’s 
Canyon, for a rock quarry. The operation includes rock removal, rock shaping/sizing, rock 
crushing, and rock storage.  
 
At the time of approval, the applicant indicated that although the total area to be mined was 
approximately 26 acres over a 5 year period, the specific area proposed as part of the CUP 
approval was only 9.04 acres. As such, the ESCPC approved the CUP with the following 
conditions: 

 
2) “The applicant shall follow the reclamation plan as approved by the County Engineer and 

Summit County Ordinance No. 381. Reclamation shall take place when a particular area 
being mined has been exhausted. 

 
8) “Expansion outside the approved site plan shall require an amendment to this Conditional 

Use Permit and can only be requested when all areas on the approved site plan are 
exhausted of material”. 

 
On July 6, 2006, Mountain Valley Stone applied for an amendment to their previously approved 
CUP in order to expand their operation westward onto parcel SS-72-1, a contiguous piece of 
property owned by the Hut Family Trust. The applicant indicated that an expansion is necessary 
so they can continue their mining operation, while beginning the reclamation process on the 
disturbed areas that are exhausted of material. There was a dispute between the owners of the 
mineral and surface rights regarding storage of materials on the site. This dispute is the basis of 
a pending lawsuit, and as such, that application has not and will not be heard as a public 
hearing until such time as the lawsuit is resolved. 
 
The application before the ESCPC seeks to amend the existing CUP to amend the condition 
above (in italics) to allow for expansion prior to exhaustion of materials. The nature of the type 
of mining performed by Mountain Valley Stone, or any of the other operators in the area, is not 
conducive to reclamation prior to expansion as required in the existing conditions. According to 
Mr. Brad Young, as the pit digs further vertically into the ground, they must also expand 
horizontally. In this case, because the expansion is using the same hole, Mountain Valley Stone 
is unable to effectively reclaim the hole. Likewise, all of the available materials are not 
exhausted as required by the condition. Staff recommends that the condition be amended to 
allow expansion when the application can prove to the ESCPC that their request to expand is 
reasonable. 
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D. 
 
Identification and Analysis of Issues 

American Stone Parcel 
 
The ESCPC may recall that Staff revoked the CUP on the American Stone parcel (SS-72-7) in 
February 2008 due to failure of the operator to abide by the conditions of approval. One of the 
major issues on this parcel was access to Brown’s Canyon Road. Mountain Valley Stone is 
proposing to continue to access Brown’s Canyon Road from their current location. If approved, 
Mountain Valley Stone would move equipment onto the American Stone Parcel (SS-72-7), but 
uses such as sales and storage of material would remain on the Mountain Valley Stone parcel 
(SS-72-6) 
 

E. Consistency with the General Plan
 

   

Rock Quarries are not specifically addressed in the General Plan (Plan). The Plan is generally 
geared towards subdivisions and housing units. Most concerns about quarries revolve around 
visual, traffic, and noise impacts.  
 
Staff will address each of the goals addressed in the Plan. 
 
1. Protect the rural, agricultural, and small town character of Eastern Summit County by 

establishing agricultural operations as the highest priority use of the land and permit only 
those land use patterns and undertake those programs that support and protect existing 
and future agricultural operations and encourage farmers and ranchers to stay on the 
land. 
 
The land that would be used in the proposed expansion was previously used as a quarry. 
Mountain Valley Stone would simply be taking over the operation. As the land is not 
currently suitable for agriculture, current or future agricultural operations would not be 
harmed by approving this application. 
 

2. Support the logical growth of each municipality in Eastern Summit County and help each 
municipality maintain its unique identity, while promoting the vision for Eastern Summit 
County. 
 
The closest municipalities to this parcel are Peoa and Oakley. This parcel is not included in 
an Annexation Declaration Area. 
 

3. Protect the rural and open environment of Eastern Summit County. 
 
There has been much debate in recent ESCPC meetings regarding the status of the quarries. 
Many citizens feel that the quarries should be shut down. Staff does not believe that this 
application changes the rural or open environment of Eastern Summit County any more 
than other mines that are currently operating under a CUP. As this application is taking over 
an area that was previously mined, no “new” mine is being created by this application. 
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4. Promote an adequate and affordable mix of house types and prices to continue the 
County’s history of a diverse mix of residents. 
 
The proposed quarry should not affect density or affordability of housing in the Eastern 
Summit County area. 

 
5. Establish level of service expectations that are compatible with the County’s ability to 

serve different areas of the County, especially the more remote areas. 
 
As this expansion is merely “shifting” much of the current Mountain Valley Stone operation, 
no increase in services will be required as a result of this application. Mountain Valley Stone 
has been operating in Brown’s Canyon for a number of years and is familiar with the 
services that are available in that particular area of Summit County. 

 
6. Protect the natural resources of the County. 

 
Mountain Valley Stone is required by the State of Utah and Summit County to reclaim the 
site once mining operations are concluded. Mountain Valley Stone has bonded with the 
State of Utah to ensure that reclamation occurs in a timely manner once operations have 
stopped. 

 
7. Develop an economy which augments and supports the desired lifestyle of Eastern 

Summit County residents, the characteristics of which are mountains, open space, 
recreation, rural, agriculture and small towns. 
 
Mountain Valley Stone expects to have 30 employees on site any time that the mine is 
working at full production. The blonde stone quarried at this location can be found used as 
decorative stones on many properties throughout Summit County. Staff is not 
recommending changing any of the conditions of approval, such as hours of operation 
which were instituted as a protection to the immediate neighbors of Mountain Valley 
Stone. 

 
8. Ensure that the Eastern Summit County General Plan is adaptable and responsive to the 

values of its residents. 
 

Approval of this application will not change the applicability or adaptability of the Plan. 
 
F. Findings/ Code Criteria and Discussion

 
  

Section 11-4-6 of the Eastern Summit County Development Code (Code) allows for 
amendments to Conditional Use Permits. This application is treated as a major amendment.  
 
As this is an amendment to an existing CUP, it is important to note that the applicant has 
already met these standards. The review by the ESCPC is to determine whether the applicant 
warrants amending the conditions of approval of the CUP for expansion onto parcel SS-72-7. 
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1. The proposed use shall be appropriate in the particular location, taking into account the 
nature of the use, its relationship to surrounding land uses and its impact on the natural 
environment. 

 
Parcel SS-72-7 is bounded on both the East and West sides by parcels that are currently 
used in mining operations. This parcel has also been used historically for mining operations. 

 
2. The proposed use shall be in general compliance with the Development Evaluations 

Standards in Chapter 2 of this Title. 
 
Mountain Valley Stone is not changing any uses from their previous approval.  

 
3. The proposed use will not be in violation of any county, state, and federal laws. 

 
Mountain Valley Stone is properly permitted and bonded by the State of Utah. 

 
4. 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, the applicant shall submit 
proof of ownership. 
 
The applicant submitted deeds showing that Wright/Garff Resources owns parcel SS-72-7, 
and Edward Rodgers signed the CUP application. 

 
5. The applicant shall demonstrate that it possesses the requisite skills and experience to 

ensure that the particular use will be conducted in a safe and orderly manner. 
 
Mountain Valley Stone has complied with all of the conditions of approval listed on their 
CUP. Staff is unaware of any safety or permitting violations with any other agency. 

 
6. The use will not adversely affect, in a significant manner, the public health, safety, and 

welfare. 
 
Mountain Valley Stone is proposing to shift some of their operations onto parcel SS-72-7. 
This proposal only increases the footprint of the operation, not the number of employees, 
equipment, or hours of operation. 

 
7. The length and size of the proposed structure(s) must be compatible with the residential 

uses in the area and must also meet the setback requirements for the zone in which it is 
located. 
 
The “new” portion of the min will be limited to five (5) acres of land on the American Stone 
parcel. No structures are proposed to be erected on the new portion. Access to the new 
portion will come from the current parcel (SS-72-6). 
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G. 
 
Recommendation(s)/Alternatives 

Staff recommends that the ESCPC conduct a public hearing to allow the public the opportunity 
to speak for or against this proposal. Staff further recommends that the ESCPC choose 
alternative A of the following alternatives. 
 

 
Alternative A   

Vote to approve: 
 
1) Amending the Conditional Use Permit issued July 17, 2003; 
2) Amending the approved site plan to include five (5) acres from parcel SS-72-7 as shown in 

Exhibit C 
 
These approvals are based upon the following findings: 
 
1) Mountain Valley Stone has complied with the conditions of approval as listed in Exhibit F 
2) Under current conditions, requiring reclamation prior to expansion may not be a reasonable 

condition 
3) Mountain Valley Stone has shown a need to expand to meet current demands for product. 
4) The proposed expansion onto parcel SS-72-7 meets the criteria of approval as detailed in 

section F of this report. 
 

And keeping all conditions as listed in the previous approval with the following exceptions: 
 
1) Amend Condition #8 to read: Expansion outside the approved site plan shall require an 

amendment to this Conditional Use Permit and can only be requested when all areas on the 
approved site plan are exhausted of material. 

 

 
Alternative B 

Vote to deny the proposed amendment and expansion. The ESCPC must articulate findings that 
would support this course of action. Should the application for amendment and expansion be 
denied, the original CUP would remain in effect. 
 

Attachment(s)  
Exhibit A – Zoning Map 
Exhibit B – Vicinity Map 
Exhibit C – Site Plan 
Exhibit D – Site Photo(s) 
Exhibit E – Mountain Valley Stone CUP Issued July 17, 2003 
Exhibit F – Emails 
 
S:\SHARED\Sean Lewis\Conditional Use\Mountain Valley Stone\Mountain Valley Stone ESCPC 8-18-10 Staff Report.doc 
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Exhibit D-1



Exhibit D-2



Exhibit D-3





From: Gary Silvi
To: slewis@co.summit.ut.us
Cc: "Monique Silvi"
Subject: mining permit Browns Canyon
Date: Monday, August 09, 2010 12:24:22 PM

Sean,
It was a pleasure speaking with you today regarding the application for the expansion of the mining
operation at Browns Canyon.
Although we are landowners at Browns Canyon we expect to build a home and to retire there someday
.My background was in mining where I had worked for my fathers mining company for many years and
I have a keen appreciation for the business and its challenges. I oppose the expansion of the mine for
the reason that the noise from the crushing and conveyors is offensive and detracts from the quality of
life that could prevail in a more controlled environment. The traffic and dust are less offensive to me
but do not lend to any sense of serenity. Also I do recognize that the quarry existed prior to my
purchasing land there but unless permitted the useful life of most quarries is limited .
Thank you for hearing my opinion in this matter and please keep me posted with any future plans for
the community.
 
Gary Silvi
President | Vesper Property Group, LTD
1619 Walnut St. Suite 520
Philadelphia, PA 19103
Main 215.575.0677
Cell   215.519.5376
Fax    215.564.1824
gsilvi@vesperpg.com
 

mailto:gsilvi@vesperpg.com
mailto:slewis@co.summit.ut.us
mailto:msilvi@msn.com
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