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ITEM 1 Brian Balls, representing Coleman Mt Family Trust, and CMC Ready Mix, requests a Conditional Use
Permit for ancillary uses to a Concrete Batch Plant previously approved in Daniel Town. Ancillary uses 
include; access to the batch plant, fueling area, concrete washout facility, concrete crusher, aggregate 
storage and stormwater retention pond. The proposal is located at 2399 South 390 West on parcel 09-
6060 in the Industrial (I) zone. (DEV-7495; Nathan Rosvall)

PROJECT SUMMARY

Applicant: Brian Balls Representing CMC Ready Mix
Hearing Date: May 18, 2023
Property Owner: Coleman Keith Scott TR
Related Applications: Conditional Use granted in Daniel
Existing Zone: Industrial

Existing Land Use: Agriculture
Proposed Land Use: Concrete Ready Mix approved in 
Daniel. Concrete reclaiming, concrete truck washing 
station, fuel pod and a storm water retention pond in 
Wasatch County as incidental uses.
Acreage: 12.5 total acres 7.48 acres in Wasatch County
Parcel(s): 09-6060

BACKGROUND

CMC Ready Mix is building an approved concrete batch plant on a 5.02 acre parcel located in Daniel Town. The entire 
parcel (with the 7.48 acres in Wasatch County jurisdiction) is 12.5 acres in the Industrial Zones of Wasatch County and 
the Town of Daniel. The proposed site is located at 2399 South 390 West. It is located approximately 1500 feet 
southeast of Heber City Airport. 

The total property is 12.5 acres. The northerly 7.48 acres of the property lies in the Wasatch County Industrial Zone and 
the southerly 5.02 acre portion is in the Town of Daniel Industrial Zone. The northerly Wasatch County Industrial Zone 
portion of the site will provide access to the batch plant, a fueling pod, concrete washout facility, concrete crusher, 
aggregate storage and a storm water retention pond. The southerly portion in the Industrial Zone of the Town of Daniel 
will maintain the operational workings of the plant which, as mentioned, has already been approved by Daniel Town as a 
conditional use. 

The Planning Commission is only reviewing the uses listed above located on the Wasatch County side of the proposal. A
Crusher is not an expressly allowed use listed in the Industrial Zone, so therefore must be considered ancillary to the 
Batch Plant. Ancillary is defined as providing necessary support to the primary activities or operation of an organization, 
institution, industry, or system.

Plant operations will include a Loader that will be feeding the Crusher with material. The Loader will have a backup 
alarm that is required by OSHA. The operating hours for the Loader are proposed to be from 7am-5pm. The operating 
hours for the Crusher are proposed to be from 7am-5pm. The decibel levels of the Crusher at operating speed during 
operating hours from 3ft of the machine will reach as high as 100 decibels. This equates to the sound of a household 
blender or hair dryer. Noise levels at operating speed from 200 feet will reach 71 decibels at its highest. This level 
equates to the sound of a typical household washing machine or the noise level in an office environment. The nearest 
business is located 550 feet away and the nearest residence is located 1200 feet from the proposed location of the 
Crusher. 

WASATCH COUNTY
Planning Commission Staff Report
Conditional Use Permit
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The purpose of the Concrete Washout Containment facility is to help recycle and separate water, which can be used in 
different stages of the operations. Loaded trucks enter the Concrete Washout facility and as the particles are washed 
from the truck, the heavier particles will settle at the bottom and the cleaner water will passed through the filtered 
tanks. This process will repeat until the water is clean enough to utilize at the end of operating hours to wash the trucks. 
There is also an area where the heavier material that has been collected and any material brought back to the facility 
can be used in two (2) different ways, poured into forms to create concrete blocks, or laid out to dry and then be 
processed through the Crusher. 

The Crusher addresses several steps in the manufacturing process. One step is in relation to the size of the rock. It is 
used at the beginning and the end of the manufacturing process in order to create the rock size necessary for the end 
product or to reclaim the rock size after the product has been unused and hardened inside concrete. According to the 
applicant, the Crusher will be used to; resize both on-site and imported rock to create the base foundation necessary for 
the manufacturing plant. It will also be used to reclaim rock during operations from either inside concrete, or from a 
local source to be reused and/or to be put into a size that can be handled to be repurposed on a project or within the 
applicant’s product. 

The purpose of the aggregate storage is that the aggregate will be used to help make concrete mixes more compact. 
Aggregates also decreases the consumption of water and cement and contribute to the mechanical strength of the 
concrete. Aggregate piles are a load and unload daily operation, with the aggregate in constant rotation. 

KEY ISSUES TO CONSIDER

The property is located in the Industrial Zone of Wasatch County and is also in the Industrial Zone of the Town of 
Daniel.
Main operations of the plant will take place in the Town of Daniel’s Industrial Zone and have already been 
approved by Daniel Town.
Concrete reclaiming with a crusher, concrete truck washing station, fuel pod and a storm water retention pond 
will be located on the Wasatch County portion of the parcel. 
The northern 7.08 acres is in Wasatch County and contains the proposed ancillary uses that are needed for the 
operations of the Batch Plant.
A crusher is not listed as an allowed use in the Industrial zone therefore, it must be considered ancillary to the 
main use. Ancillary is defined as providing necessary support to the primary activities or operation of an 
organization, institution, industry, or system.
Parcel 00-0009-6060 is the 7.48 acre parcel in Wasatch County
Parcel 00-0020-4314 is the 5.02 acre parcel in the Town of Daniel.
Daniel incorporated as a town in February of 2006. 
Town of Daniel will supply water.
The parcel is considered a non-conforming Lot of Record.
Landscape Plan for the Daniel portion of the site includes a berm to be constructed with minimum 8’ height and 
an 18 foot base, tree type for constructed berm and dust mitigation measures. 
On the Wasatch County portion of the site, there will also be a xeriscape landscape strip at the entrance to the 
Batch Plant along with landscaped area around the retention pond. The landscaping will be irrigated until the 
drought resistant plants are able to establish themselves. 
Rock entering the facility is pre-washed which greatly reduces dust when the rock is processed. 
Facility roads will be made of milled asphalt or crushed gravel capped roads. This will control dust emissions
from haul roads.
Concrete washout system will be held to the standards of the Utah Department of Environmental Quality (DEQ). 
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Aggregate storage piles will be controlled by maintaining sufficient moisture. Storage piles for use of concrete 
aggregates are washed material and does not have fugitive dust. 

DESCRIPTION OF CONCRETE CRUSHER, CONCRETE WASHOUT CONTAIMENT FACILITY AND AGGREGATE STORAGE

Concrete Crusher:

The Crusher is an integral part of the internal batch plant manufacturing process. It is used at the beginning and 
the end of the manufacturing process. Crushers are heavy pieces of equipment that are used to crush concrete 
into small pieces. The purpose of using a concrete crusher is to reduce the size of the concrete so it can easily be 
disposed of, or in the applicant’s case, reclaimed to be utilized again in the Batch Plant operations. The Crusher 
can also produce a more uniformed particle size distribution, which improves the quality of recycled concrete. 
Concrete ranks among the most important recycled raw materials. It can be found virtually anywhere, is 
particularly high in quality and is very strong. This means that recycled concrete can be utilized over and over. 
There are two ways to recycle concrete, one would be to haul it to a permanent recycling facility or quarry for 
crushing and screening or to keep it in-house and crush and screen the materials on-site to again be utilized 
within the Batch Plant. The Crusher also serves as a “housekeeper” by consistently maintaining aggregate piles 
so that the area does not become an unsightly storage of unused rock.” This is considered a “Best Practice” for 
ready mix operations that is being utilized across the United States as it lessens the impact of their overall 
operations. 

The applicant has stated that the use of the Crusher will be used to “reclaim rock from inside concrete, or from a 
local source to be reused and/or to be put into a size that can be handled to be repurposed on a project or 
within product.”

Process of Crusher:

1. Unusable product gets stored in a pile; the pile will build up over time.
2. An excavator with a hammer will break down the pieces that are too big for an impactor/crusher.
3. An impactor/crusher reduces the size to once again be a usable product. 

Noise levels at three (3) to five (5) feet at operation level will reach as much as 100 decibels (db). This db level 
would be equivalent to a hair dryer or a household blender. Noise levels at operating speed from two hundred 
(200) feet at the highest is 71 db. At this distance the noise levels resemble an office environment or a 
household washing machine.   

Proposed Hours of Operation:

7:00am-5:00pm.

Concrete Washout Containment Facility:

All ready mix suppliers in the State of Utah are held to the standards of the Utah Department of Environmental 
Quality (DEQ). The purpose of this system is to recycle and separate water which will then be re-used in 
different stages of the operations. There are two (2) large slabs on either side which are sloped to push water 
into a central containment pond. The left slab is the “Wash Slab”. The “Wash Slab” is for recently filled trucks to 
travel through the truck wash. The truck wash removes any concrete particles that might have landed on the 
outside of the truck while being loaded. The right slab is for unused concrete brought back from job sites. This is 
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called “bring back” mud. The “bring back” mud will be used in two different ways; either poured into forms to 
create concrete blocks, or laid on the drying slab of the washout facility to be dried out and sent through the 
Crusher.

Process of Concrete Washout Containment Facility:

Water is drained from the two (2) slabs into the central containment pond. As the water is filling the pond, 
natural settling will occur. Heavier contaminates sink to the bottom and lighter particles will float to the top. 
This allows cleaner water to pass into the Filtered Tank #1. In this tank, the process is repeated, separation of 
particles allows for the cleaner water to spill into the Filtered Tank #2. Filtered Tank #2 water is clean enough to 
pump out and reuse the water for end of day washouts. End of day washouts take place after the last load or 
concrete is taken in a truck. This process is done by flooding the barrel with water and backspin to remove any 
mud that has built up over the day. The muddy water is poured back into the containment pond to start the 
process over. Ramps are integrated into the design to allow for a loader to travel into the pond and scoop up the 
particles that have settled on the bottom. The pond and tanks are cleaned as needed and the material from the 
cleanout can be dried out on the drying slab and then sent through the Crusher and re-used. 

Noise levels for the Concrete Washout Containment Facility would be equivalent to what would be heard 
coming from a commercial carwash next to a service station. 

Proposed Hours of Operation:

7:00am-5:00pm. 

Aggregate Storage:

The purpose of the aggregate storage is that the aggregate will be used to help make concrete mixes more 
compact. Aggregates also decreases the consumption of water and cement and contribute to the mechanical 
strength of the concrete. Aggregate piles are a load and unload daily operation, with the aggregate in constant 
rotation. Aggregates are crushed, man-made stones fragments that are typically produced by crushing larger 
rocks.

Fugitive Dust Measures:

Required by Fugitive Dust Rule UDAQ (R30-205), CMC Ready Mix is to establish, implement and maintain a 
Fugitive Dust Control Plan. The plan has been specifically designed to outline the measures to control fugitive 
dust emissions from operations and use of haul roads. 

a) Fugitive Dust Emissions: Fugitive dust emissions from haul roads and aggregate storage piles do not 
exceed 20% opacity. During peak times and/or dry seasons, a potential exists to exceed 20% opacity.

b) Facility Roads: The primary method to control fugitive dust emissions from haul roads is to use milled 
asphalt or crushed gravel capped roads. All roads are capped and are less than a half a mile round trip 
for delivers and concrete shipment.

c) Storage Piles: The fugitive dust emissions from aggregate storage piles will be controlled by maintaining 
sufficient moisture, via water spray if necessary. Stockpiling of aggregates shall be performed to 
minimize drop distance and to control potential dust problems. Storage piles for use of concrete 
aggregates are washed material and do not have fugitive dust. Storage piles will be watered as 
necessary.
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d) Facility Speed Limit: The speed of all vehicles and equipment on the property will be limited to ten (10) 
miles an hour.  

e) Watering: Watering for fugitive dust emissions from haul roads or storage piles is conducted when 
visible emissions are likely to leave the facility property or approach 20% opacity, based on the 
conditions or qualitative assessment. Supervisors estimate the dust generation potential based on truck 
volume, relative humidity, temperature, wind conditions and the potential for rain events.  On days 
when watering is required, water is applied as needed and at a rate to maintain opacity to below 20%. 
After application, a follow-up observation shall be performed to ensure the effectiveness of the control 
measures.  

STAFF ANALYSIS

– PROPOSED LAND USE –
The Batch Plant has already been approved by Daniel Town. The Planning Commission is not considering the 
Batch Plant. The Planning Commission is only considering those uses on the Wasatch County portion that are 
considered ancillary or subordinate uses to the Batch Plant. These include the access roads, staging areas, 
washout areas and concrete recycling/reclaiming which will be done by a Crusher. The Crusher would not be 
allowed as a stand-alone use, but in this situation and according to the information provided by the applicant, 
the Crusher is necessary and supports the main use subject to the Planning Commission finding that the 
proposed uses are ancillary and compatible with the industrial zone and that negative impacts can be 
adequately mitigated with the conditions imposed.

– ROADS AND ACCESS –
Proposed ingress and egress will be from 390 West which is located off of South Airport Road. The access/haul 
roads are proposed to be made of milled asphalt or crushed gravel capped roads. The milled asphalt and 
crushed gravel capped roads are made specifically to reduce dust from moving trucks. The areas not being used 
as haul roads, containing batch plant structures or materials will be hardscaped with permeable rock. 

– LANDSCAPING –
The purpose of the landscaping standards and requirements shall be to enhance and conserve property values 
by encouraging pleasant and attractive surroundings that create the necessary atmosphere for the orderly 
development of a pleasant community. Landscaping contributes to the relief of heat, noise, glare and buffers 
unattractive uses, through the proper placement of plants and trees, and should also be designed to conserve 
the public's water resources. Requirements include §16.13.13(A) which states that any portion of the lot not 
included in the structure or parking areas must be appropriately landscaped. Wasatch County also requires of 
the applicant a dust mitigation plan and a noise abatement plan. The applicant has prepared a Landscape Plan 
that covers a total of 10% of the required area to be landscaped that is not used for hardscaped, haul roads and 
aggregate storage. According to the Landscape Plan submitted, all areas of the site other than those designated 
for landscaping will be hardscaped. The Landscape Plan satisfies §16.13.13(A) and also satisfies 
§16.21.10(C)(E)(F)(G)(H). 

--SETBACKS--
Setback requirements for the Industrial Zone are; Front Setback shall be at least 20’ from the street right of way 
line, side setbacks shall be located at a minimum 10’ from the property line and rear setbacks shall be located at 
a minimum 10’ from the rear property line. The site obscuring wall that will contain the used concrete measures 
10 feet from the side property line. The Concrete Washout Containment facility will be placed at 38.30’ from the 
side property line. The Crusher will be 135.90’ from the side property line. 
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--BUILDING HEIGHT REQUIREMENT—
Height of all dwellings, accessory buildings and/or structures shall not exceed forty feet (40’) above natural 
grade unless approved as a Conditional Use Permit. The Washout Containment facility reaches a maximum 
height of 14’-10 7/8”. The Crusher at maximum height is 14’2”. Fuel Pod height is approximately 10’. There are 
no proposed structures in Wasatch County that will exceed forty feet (40’).  

– SECTION 16.23.07 CONDITIONAL USES –
Wasatch County Code 16.23.07 outlines the criteria necessary for approving a Conditional Use Permit as follows 
(Staff responses provided in bold):

16.23.07 GENERAL STANDARDS AND FINDINGS REQUIRED
These standards shall be in addition to any standards set forth in this land use ordinance for the zoning district 
wherein the proposed conditional use will be established. If there is a conflict between these standards and those 
set forth for the appropriate zoning district, the more specific standard control. The county shall not issue a 
conditional use permit unless the issuing department or commission finds:

A. The application complies with all requirements of this title;
Response: The applicant has handed in a complete application and complies with all requirements of 
this title.

B. The business shall maintain a business license, if required;
Response: Applicant will be required by the Town of Daniel to obtain and maintain a business license.

C. The use will be compatible with surrounding structures in use, location, scale, mass, design and 
circulation;
Response: This area is located in the Industrial Zones of Wasatch County and the Town of Daniel.
Heber City Industrial Zone is located northwest of the parcel (Exhibit M). The larger structure is in the 
Town of Daniel and is 75’ at maximum height. North of the proposed area is Delta Stone Products Inc. 
and Summit Line Construction. The surrounding properties directly to the east and west of the 
Wasatch County portion is zoned Industrial, with agriculture use. To the south are residential 
agricultural uses. 

D. The visual or safety impacts caused by the proposed use can be adequately mitigated with conditions;
Response: A Landscape, Noise Abatement and a Dust Mitigation plan(s) have been provided (Exhibits 
J, K and L). 

E. The use is consistent with the Wasatch County general plan;
Response: The Daniel Planning Area containing about 2,650 acres is located between US 189 and the 
Heber Airport on the west, US 40 on the east, Heber City limits on the north and the base of the hills 
to the south form its southern boundary. The existing land uses of this planning area are characterized 
by gravel pits, Heber Airport clear zone, industrial areas, limited commercial facilities along US 40 and 
dwellings rather densely constructed along county roads with large open spaces behind the homes. 
Map 40 shows the existing land use in the planning area.

F. The effects of any future expansion in use or scale can be and will be mitigated through conditions;
Response: Any future expansion or change in use would require a new Conditional Use Permit.

Packet Page Number:7



18 May 2023 PLANNING COMMISSION STAFF REPORT – ITEM 1 Page | 7 of  52

G. All issues of lighting, parking, the location and nature of the proposed use, the character of the 
surrounding development, the traffic capacities of adjacent and collector streets, the environmental 
factors such as drainage, erosion, soil stability, wildlife impacts, dust, odor, noise and vibrations have 
been adequately mitigated through conditions;
Response: The above mentioned will be mitigated through the conditions set forth by Wasatch County 
and the Town of Daniel.
Drainage/runoff will be routed and contained in a retention pond that will be located in the 
northwest corner of the parcel. Erosion concerns will be mitigated by a silt fence that will be installed 
around the site and a track pad will be installed during construction at 390 West street access. Soil 
stability, areas of undesirable material will be excavated and removed from the site and replaced with 
loosely graded gravel as hardscape. All areas of expected lanes of traffic across the site will be 
compacted material. Impacts to wildlife may have an effect to wildlife that has fed on the flora of the 
previous agriculture use of the parcel.  A dust, noise abatement and landscape plan have been 
provided (Exhibits J, K and L). 

H. The use will not place an unreasonable financial burden on the county or place significant impacts on the 
county or surrounding properties, without adequate mitigation of those impacts;
Response: No financial burdens are anticipated at this time.

I. The use will not adversely affect the health, safety or welfare of the residents and visitors of Wasatch 
County; and
Response: No adverse effects, other than those impacts where mitigation measures are proposed, are 
anticipated at this time.

J. Any land uses requiring a building permit shall conform to the international uniform building code 
standard. 
Response: The condition will be verified during the building permit application stage. 

DEVELOPMENT REVIEW COMMITTEE

This proposal has been reviewed by the various members of the Development Review Committee (DRC) for compliance 
with the respective guidelines, policies, standards, and codes. A report of this review has been attached in the exhibits.
The Committee has accepted the item for Planning Commission to render a decision.

POTENTIAL MOTION

Move to Approve with Conditions consistent with the findings and subject to the conditions presented in the staff 
report.
Findings:

1. The staff analysis indicates the proposal complies with Section §16.23.07 of the current Wasatch County Code 
related to Conditional Uses.

2. The proposal is in an Industrial Zone with Industrial Zoning directly to the east, west and south. Heber City 
Industrial zoning is to the North. 

3. The Crusher produces a 100 decibels at operating speed from 3-5 feet. This is equivalent to a household blender. 
Decibel levels from 200 feet at operating speed are 71 db. This is equivalent to an office environment. The 
nearest structure is to the north and is a business, Summit Line Construction at 550’. The nearest residential 
structure is to the south west at 1240’. 

4. The proposed Crusher is an integral part of the batch plant manufacturing process. The Crusher will be used to 
reclaim used cement, by breaking down the cement and using resized rock to be utilized back into the Batch 
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Plant manufacturing process. The Crusher essentially repurposes waste into a usable product.
5. A Crusher is not allowed as a stand-alone use in the Industrial Zone, so therefore must be considered ancillary 

and incidental to the Batch Plant. Ancillary is defined as providing necessary support to the primary activities or 
operation of an organization, institution, industry, or system.

6. Notice has been sent to neighboring property owners within 500 feet of the property.
7. There are no known zoning violations on the property at this time.
8. The Development Review Committee has reviewed the project and provides a recommend for approval

Conditions:
1. All issues raised by the DRC, as noted in the DRC report dated 3/2/2023, shall be resolved to the satisfaction of 

the applicable review department prior to receiving a Conditional Use Permit.
2. Follow and maintain the conditions set forth by the dust mitigation plan, landscape plan, and the noise 

abatement mitigation plan.
3. Any new use or expansion will require a new Conditional Use Permit.
4. Any signs or other form of advertising must comply with §16.08.14(A)(1) and chapter 16.26 of Wasatch County 

Code.
5. No retail sales shall be conducted on-site as part of the internal operations of the Batch Plant.
6. The Crusher and other uses must be considered ancillary (as defined) to the batch plant. 
7. An updated Fugitive Dust Plan shall be maintained on-site. 
8. Irrigation on the Wasatch County portion to be used until drought resistant plants have been established. Any 

trees or shrubs not living after a period of eighteen (18) months from the time they are planted shall be replaced 
with trees or shrubs of a size equal to those trees or shrubs remaining still alive on site.

ALTERNATIVE ACTIONS

The following is a list of possible motions the Planning Commission can take. If the action taken is inconsistent with the 
potential findings listed in this staff report, the Planning Commission should state new findings.

1. Approve.  This action may be taken if the Planning Commission finds that the Conditional Use request is 
compliant as proposed with Wasatch County Code and all other applicable ordinances.

2. Approve with Conditions.  This action can be taken if the Planning Commission feels that impacts of the 
Conditional Use request can be mitigated to be compliant with Wasatch County Code.

3. Continue.  This action can be taken if the Planning Commission needs additional information before making a 
recommendation, if there are issues that have not been resolved, or if the application is not complete.  

4. Deny.  This action can be taken if the Planning Commission finds that the proposal does not meet the ordinance
and that impacts of the proposal cannot be reasonably mitigated.

EXHIBITS

A. Vicinity Plan
B. Site Plan
C. Applicant Request
D. DRC Report
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E. Town of Daniel Conditions of Approval
F. Lot of Record Certificate
G. Concrete Washout Containment System Description
H. Crusher Description
I. Fuel Tank 
J. Landscape Plan
K. Noise Abatement Plan
L. Dust Mitigation Plan
M. Wasatch County Daniel Planning Area Map 40
N. Areal of Surrounding Area
O. J.B. Staker Parsons Batch Plant and Aggregate
P. Wasatch Rock Product Crusher and Aggregate
Q. Batch Plant Town of Daniel
R. Crusher Distance to Nearest Structure
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EXHIBIT A – Vicinity Plan
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Industrial in Wasatch Industrial

Industrial in Daniel
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EXHIBIT B – Site Plan
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EXHIBIT C – Applicant Request
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Exhibit D - DRC Report
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Exhibit E – Town of Daniel Conditions of Approval
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Exhibit F Lot of Record Certificate
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Exhibit G Concrete Washout Containment System
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Exhibit H Crusher Description
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Exhibit I Fuel Tank
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Exhibit J Landscape plan
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Exhibit K Noise Abatement Plan
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Exhibit L Dust Mitigation Plan
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Exhibit M Wasatch County Daniel Planning Area Map 40
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Exhibit N Areal of Surrounding Area

Blue Arrow indicates Delta Stone 
Products Inc. Yellow arrow indicates 
Proposed Batch Plant site
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Blue Arrow indicates J.B. Staker
Parsons. Yellow Arrow indicates 
proposed Batch Plant site.
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Exhibit O J.B. Staker Parson Batch Plant and Aggregate 
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Exhibit P Wasatch Rock Products Aggregate Piles and Crusher
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Exhibit Q Batch Plant Town of Daniel
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Exhibit R Crusher Distance to Nearest Structure

Item Page 53 of 53 Packet Page Number:53


