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       PLANNING COMMISSION MINUTES 

Meeting of March 11, 2021 
 

   Logan City Council Chambers (290 N 100 W Logan, UT 84321) www.loganutah.org 
 

Minutes of the meeting for the Logan City Planning Commission convened via an electronic 
session on Thursday, March 11, 2021.  Chair Dickinson called the meeting to order at 5:30 p.m. 

  
Commissioners Present: Roylan Croshaw, Regina Dickinson, Sandi Goodlander, Jessica Lucero, 
Dave Newman, Tony Nielson, Eduardo Ortiz  
 
Staff Present: Mike DeSimone, Russ Holley, Tanya Rice, Kymber Housley, Bill Young, Paul 
Taylor, Craig Humphreys, Ben Anderson, Jeannie Simmonds (City Council Liaison) 
 
Commissioner Croshaw moved to approve the minutes from the February 25, 2021 meeting as 
submitted. Motion seconded by Commissioner Ortiz. The motion was approved unanimously.  
 
PUBLIC HEARING  
 

 
 
STAFF:  Ms. Rice reviewed the request to rezone a .80-acre parcel at 800 North 50 West from 
Commercial (COM) to Mixed-Use (MU). The corner lot is vacant with several trees throughout the 
property and the frontage along 50 West is used for pull-in parking. The property has 
approximately 300’ of frontage along 50 West and varies in depth running east and west (80’ at the 
north end and 145’ south end). Both 50 West and 800 North are classified as local city streets. 
Zoning has remained consistent over time, allowing commercial services and multi-family 
dwellings, changing from C-2 to COM in 2000. 
 
The area around the site contains a wide variety of land uses. Single-family homes, multi-family 
apartments, recreation amenities, schools, restaurants, gas stations, and grocery stores are all 
located within about a 600’ radius of the site. 800 North and 50 West are identified as existing or 
future local streets in the City’s Master Transportation Plan, with their primary function described as 
access and connection to higher-capacity roads. Other existing buildings and structures within a 
600’ radius are single and two stories in height with most of the residential structures being built 
between 1962-1999. The surrounding commercial structures were built circa 1950-1980. 
 
The COM zoning district, indicated on the Future Land Use Plan (FLUP), is similar to the MU 
zoning district. MU allows taller buildings and a density bonus for residential units but is more 
limited on the range of permitted commercial uses. As stated in the General Plan, a compact infill 
near Logan’s core will reduce pressure to sprawl outwards into surrounding rural areas. Infill is 
more efficient on utilities and infrastructure. Infill is less taxing on Logan City’s transportation 
system and should result in fewer miles driven and lower amounts of pollution emitted by residents. 
There could be design compatibility issues with a MU development built to maximum allowances 
as the Land Development Code (LDC) encourages vertical design strategies in urban areas. 
Planning Commission site-specific conditions can help to mitigate any potential incompatibilities.  
 
PROPONENT: Jake Thompson said he envisions this area as a good site for a mixed-use project 
(residential with a commercial element).    

PC 21-010 The Brickyard Zone Change [Zone Change] Jake Thompson/Jan Museus, 
authorized agent/owner, request a rezone of .8 acres from Commercial (COM) to Mixed-Use 
(MU) located at 50 West 800 North; TIN 05-048-0018 
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PUBLIC:  None 
 
COMMISSION:  Commissioner Croshaw asked about the building that used to be a car wash.  Ms. 
Rice said a mobile car wash has been using the space during the winter (via a temporary business 
permit), however, the building has been vacant for a while. 
 
Commissioner Goodlander asked if the area to the west of the sidewalk, where people park, is 
developable or whether the sidewalk footprint will remain the same. Mr. DeSimone said they will be 
required to do full streetscape improvements along their property line.    
 
Ms. Rice confirmed for Commissioner Nielson that this is only a rezone, there is no project being 
reviewed.  
 
Commissioner Ortiz noted the letter in opposition to the zone change from the School District 
because they would like to see single-family homes, however, this area fits a Mixed-Use zone. 
Commissioner Nielson agreed.  
 
Commissioner Goodlander was concerned about carving out a small section because most of the 
area is commercial, however, Mixed-Use makes sense at this location.  Commissioner Croshaw 
agreed and said Mixed-Use makes good sense for the maximum use of this property. 
 
Chair Dickinson is opposed to Mixed-Use in this area because there would be housing located next 
to commercial businesses, it was originally zoned as Commercial and that is how it should remain. 
 
MOTION: Commissioner Nielson moved to forward a recommendation for approval to the  
Municipal Council for a Zone Change as outlined in PC 21-010 with the findings for approval as 
listed below. Commissioner Lucero seconded the motion.  
 
FINDINGS FOR APPROVAL  
1. The Logan City Future Land Use Plan (FLUP) identifies the area as Commercial (COM), which 

is similar to Mixed-Use (MU). 
2. The Mixed-Use (MU) zone has a mandatory commercial component that will help to meet the 

intent of the COM FLUP designation. 
3. The MU zone is compatible with neighboring uses and zones.  
4. Infill is a more efficient way to handle growth and reduce pressure on rural/suburban sprawl.  
5. Design incompatibilities can be mitigated through the Design Review process.  
6. The subject property is in an area surrounded by streets and infrastructure that can handle and 

appropriately serve a Mixed-Use development. 
 
Moved: T. Nielson     Seconded:  J. Lucero      Approved: 6-1 
Yea: Croshaw, Goodlander, Lucero, Ortiz, Newman, Nielson   Nay: Dickinson    Abstain: 
 

 
 
STAFF:  Ms. Rice reviewed the request.  The project site consists of two (2) adjoining parcels 
totaling .78 acres on the southeast corner of 200 South and 600 West. The parcels are north of 
Copperwood Place subdivision and east of the U&I Furniture warehouse.  The applicant is 
proposing a subdivision of .78 acres into 10 total lots for two multi-family buildings one (1) 4-unit 
townhome building and one (1) 5-unit townhome building (totaling 9 townhomes), and a common 
lot containing private driveways, landscaping, open area, and stormwater facilities.  
 

PC 21-011 Copperwood Townhomes Subdivision [Subdivision & Design Review Permit] 
Jake Thompson, authorized agent/owner request a 9 townhomes subdivision located on .78 
acres at 550 West 200 South in the Mixed-Residential (MR-12) zone; TIN 02-036-0006;-0007.  
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PROPONENT: Jake Thompson said the design has changed since the original proposal. The 
storm retention was moved.  The layout of the proposal turned out well. 
 
PUBLIC:  None 
 
COMMISSION: Commissioner Ortiz asked about the condition “If in the future the developer can 
acquire property to the south for expansion of this development, the proposed access for this 
development to 600 West shall be closed and combined with an access to 600 West for the proposed 
and future development”.  Mr. Young said there was some indication that the developer was potentially 
looking to purchase the property directly south, along 600 West.  To limit accesses onto 600 West, this 
condition was added.  If the property to the south is acquired, then the existing access could be located 
further away from the intersection.  That is also part of the reason why the future access/parking was 
moved to the east side of the buildings, so that it could extend down and connect through the 
development.  It has no bearing on what is being proposed tonight. 
 
Commissioner Goodlander said access was an issue when this project was previously discussed and 
asked about the right-turn-only sign on 600 West and whether there will be a median or anything 
preventing people from turning left.  Ms. Rice said there is no median proposed. 
 
Mr. Thompson confirmed for Commissioner Goodlander that there is a window missing on the drawings, 
but there will be a 4’x4’ window. 
 
Commissioner Lucero complimented the redesign of the project. 
 
MOTION: Commissioner Newman moved to conditionally approve a Subdivision and Design 
Review Permit as outlined in PC 21-011 with the findings for denial as listed below. Commissioner 
Ortiz seconded the motion.  
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. This permit authorizes a 10-lot subdivision with 9 multi-family townhome units, and a parcel 

containing all the common area facilities. The final plat shall be recorded within one year or 
obtain an extension as per the Land Development Code (LDC).  

3. The corner units on the west (Lot 1 and 5) shall orient its front door and porch toward 600 
West, or a variation of architectural features shall be added to enhance the corner.   

4. The Planning Commission approves the submitted two (2) street connections for this project.  
5. Lot 10 shall be labeled as non-buildable in the building permit. 
6. Covenants, conditions, and restrictions (CC&Rs) for the common area development shall be 

approved by City staff before recordation. 
7. Each townhome shall provide two (2) parking stalls as per the LDC requirements.  
8. A Performance Landscaping Plan, prepared in accordance with LDC §17.39, shall be 

submitted for approval to the Community Development Department prior to the issuance of the 
building permit. The plan shall include the following: 

a. Open and useable outdoor areas shall total a minimum of 10,192 SF. 
b. A total of 16 trees and 39 shrubs, perennials, and ornamental grasses is required. 
c. Street trees shall be provided where they currently do not exist at every 30’ on center. 

The City Forrester will determine tree species.   
d. Strom-water retention facility shall be integrated into the landscaping/open space and 

shown as such in the landscape plan.  
9. All dumpsters shall be visually screened or buffered from public streets by using fencing, 

walls, and landscaping. 
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10. Exterior lighting shall be concealed source, down-cast and shall not illuminate or cast light 
onto adjacent properties.   

11. No signs are approved with this permit. All signage shall be approved and permitted by staff 
per the Land Development Code. 

12. All fencing shall be approved and permitted by staff per the Land Development Code.  
13. Before issuance of a building permit, the Director of Community Development shall receive a 

written memorandum from each of the following departments or agencies indicating that their 
requirements have been satisfied: 
 a. Engineering   

i. Provide water shares or in-lieu fee for all increased demand to the City system for both 
outdoor and indoor usage.  

ii. Provide stormwater detention/retention per Logan City Design Standards.  This includes the 
90% retention onsite utilizing Low Impact Design methods. 

iii. As shown on the proposed site plan, dedicate 7’ of right-of-way to City for future road 
expansion on 600 West. 

iv. Provide a development agreement and surety for all improvements in City right-of-way 
v. There is an open ditch that conveys irrigation water from the canal at 400 West, ensure that 

this is connected to new piping associated with the right of way improvements.  This will 
require a pipe to be installed under the new curb and gutter for the entire length of the 
frontage property on 200 South.  

vi. All new sidewalks shall be 5’ wide. 
vii. Cap all existing water and sewer service connections that are not being used once 

development is constructed at the City utility mainline. 
viii. If in the future the developer can acquire property to the south for expansion of this 

development, the proposed access for this development to 600 West shall be closed and 
combined with access to 600 West for the proposed and future development. 

b. Water   
i. All landscape irrigation systems fed from Logan City water must have a high hazard-rated 

backflow assembly installed and tested. All backflow assemblies must be tested within 10 
days of turning in water to them and annually thereafter. 

ii. The project shall comply with all current plumbing codes, Utah State Amendments, Utah 
Division of Drinking Water rules and regulations including but not limited to, those pertaining 
to backflow protection and cross-connection prevention. 

c. Environmental (Waste Management   
i. Minimum 60’ straight on the access required. The approach must be level, with no down or 

uphill slopes. 
ii. The minimum inside measurement for a double enclosure is 24 ft. wide by 10 ft. deep. 
iii. The minimum inside measurement for a single enclosure is 12 ft. wide by 10 ft. deep. 
iv. Place bollards in the back of the enclosure to protect walls. 
v. Gates are not required, however, if desired, they must be designed to stay open during the 

collection process.  
vi. Barrel hinges are suggested for the gates. Need full 12 ft. clearance, so gates must be 

designed to open completely. 
 

FINDINGS FOR APPROVAL 
1. The project conforms to the requirements of Logan Municipal Code Title 17. 
2. The project provides adequate off-street parking. 
3. The project meets the goals and objectives of the MR-12 designation with the Logan General 

Plan by providing housing options in transitional areas of the City. 
4. The project complies with a maximum height, density, and building design, open space 

standards, and is in conformance with Title 17. 
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5. The project met the minimum noticing requirements of the Land Development and Municipal 
Codes. 

6. The surrounding streets are adequate in size and design to sufficiently handle infrastructure 
related to the land use. 

 
Moved: D. Newman     Seconded:  E. Ortiz      Approved: 7-0 
Yea:  Croshaw, Dickinson, Goodlander, Lucero, Ortiz, Newman, Nielson   Nay:     Abstain: 
 

 
 
STAFF:  Mr. Holley reviewed the request for a 27-lot with one 0.27-acre parcel intended to be 
owned by Logan City for open space/trails. The proposed subdivision is positioned north of 1800 
North and west of Quayle Meadows Phase 1. The generally flat land is vacant from structures and 
has historically been used for agricultural reasons. It is the anticipated continuation of the Quayle 
Meadows community north of 1800 North, providing larger lot single-family residential 
opportunities. The 16’ wide trail/open space along the south border provides a visual and noise 
buffer from 1800 North and will provide neighborhood recreational opportunities for the surrounding 
residents.    
 
PROPONENT:  None 
 
PUBLIC:  None 
 
COMMISSION:  Commissioner Nielson likes the layout and is pleased with how Phase 1 has 
turned out. 
 
Commissioner Goodlander complimented the street connections. 
 
Commissioner Croshaw asked about 1830 North and whether there will there be a connection.  Mr. 
Holley said it is stubbed for future growth.  Mr. Young asked the developer to extend 1830 North to 
the edge of the Roger Jones property and the access lane that goes back to the Bradfield’s via a  
condition to “dedicate a 60’ right-of-way from the west end of 1830 North to the west property line 
of parcel 04-079-0021. Construction of the road extension shall be done by City or as part of the 
next phase of construction”. 
 
MOTION: Commissioner Newman moved to conditionally approve a Subdivision and Design 
Review Permit as outlined in PC 21-012 with the findings for approval as listed below. 
Commissioner Ortiz seconded the motion.  
 

CONDITIONS OF APPROVAL 
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. Twenty-seven (27) new single-family lots and one non-buildable open space parcels are 

approved with this subdivision permit. 
3. All street cross-sections must follow Logan City Public Works Standards and Specifications.   
4. Provide 10’ public utility easement on all property lines at the bounds of the subdivision and 5’ 

PUE on all other property lines. 
5. A 16-foot-wide landscape buffer shall be installed along 1800 North streets where lots have 

back yards adjacent to exterior streets. The landscaping shall be uniform throughout the entire 

PC 21-012 Quayle Meadows Subdivision – Phase 2 [Subdivision & Design Review Permit] 
Roger Jones/Doris & John Jones Family Trust, authorized agent/owner, request a 27-lot 
subdivision with lot sizes .25 acre and above located on 11 acres at 400-550 West 1800 N in 
the Neighborhood Residential (NR-6) zone; TIN 04-079-0021;-0014; 04-080-0005. 
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block and contain at least 50% coverage in plant material and trees at a minimum overall 
spacing of 40 feet. Fencing shall be uniform through the entire subdivision perimeter adjacent 
to streets and placed outside of the 16’ wide buffer adjacent to the building lots. 

6. The landscape buffers shall have automatic irrigation systems for regular watering and 
maintenance. A written binding agreement shall be submitted to the city detailing landscape 
buffer responsibility and funding for regular maintenance. A note shall be placed on the final 
plat referencing the responsibility of the landscape buffer and submitted written agreement. 

7. Street trees shall be provided on park-strips at every 30 linear feet.  
8. The final plat shall be recorded within one (1) year of this action or comply with LDC 17.58 

Expirations and Extensions of Time.  
9. Before recording of a Final Plat or issuance of a Building Permit, the Director of Community 

Development shall receive a written memorandum from the following departments indicating 
that their requirement has been satisfied: 
a. Environmental   

i. A residential cart (cans) will be provided.  
b. Engineering   

i. Perform a traffic impact study on impacts to roads and intersections around the 
development.  This study to be performed by Logan City Public Works and billed to the 
developer. 

ii. Pipe canal along the east side of development (along 200 West) and widen 200 West to a 
66’ ROW.  All canal improvements will need to be approved in writing by the canal company. 

iii. Dedicate right-of-way along 200 West and along 1800 North support current City project to 
realign intersection at 1800 North 600 West and associated intersection/railroad crossing 
improvements. 

iv. Coordinate with North Logan for installation and/or easement needed for future alignment of 
a new sewer line from North Logan. This is per a proposed alignment previously studied and 
accepted by both Logan City and North Logan. 

v. Provide water shares or in-lieu-of fee for new development 
vi. Provide City with development agreement before plat recordation 
vii. Must comply with new stormwater design criteria including retention of the 90th percentile 

storm on-site and the implementation of low-impact design concepts. 
viii. Work with City to address potential cross-section improvements along 1800 North.  This 

would potentially include a section that matches the road section east of 200 West.  
ix. Dedicate a 60’ right-of-way from the west end of 1830 North to the west property line of 

parcel 04-079-0021. Construction of the road extension shall be done by City or as part 
of the next phase of construction. 

x. Access from Quayle Meadows to 1800 North in Phase 2 has been modified from the 
original preliminary plat submitted in 2016 to accommodate access spacing 
requirements and railroad crossbars and improvements associated with the City’s 
planned project to signalize the intersection of 600 West and 1800 North.  

xi. Show remainder parcel of 04-079-0021between Lots 36, 46, and 47 and parcel 04-079-
0020 on the subdivision plat. 

c. Water/Cross Connection  
i. All landscape irrigation systems fed from Logan City water must have a high-hazard-rated 

backflow assembly installed and tested.  All backflow assemblies must be tested within 10 
days of turning in water to them and annually thereafter. 

ii. All points of use of water must comply with the 2018 IPC and State of Utah Amendments, 
during and after construction. 

iii. The project shall comply with all current plumbing codes, Utah State Amendments, Utah 
Division of Drinking Water rules and regulations including but not limited to, those 
pertaining to backflow protection and cross-connection prevention. 
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FINDINGS FOR APPROVAL  
1. The project is compatible with surrounding land uses and will not interfere with the use and 

enjoyment of adjacent properties because the subdivision meets the minimum requirements of 
the Land Development Code (LDC).  

2. Each lot conforms to the requirements of Title 17 of the Logan LDC in terms of lot size and 
development requirements. 

3. The project conforms to the requirements of Title 17.47 concerning hearings, procedures, 
application requirements, and plat preparations. 

4. The project meets the goals and objectives of the NR-6 zoning designations within the Logan 
General Plan.  

5. The project met the minimum public noticing requirements of the Land Development Code and 
the Municipal Code. 

6. Infrastructure and utilities are adequate in size to handle anticipated traffic and use. 
 
Moved: D. Newman    Seconded:  E. Ortiz      Approved: 7-0 
Yea:  Croshaw, Dickinson, Goodlander, Lucero, Ortiz, Newman, Nielson   Nay:     Abstain: 
 

 
 
STAFF:  Mr. Holley briefly reviewed the request as discussed at the last meeting.  
 
PROPONENT:  Brett Nelson, Brett Jensen, Danny McFarlane, and legal counsel Miles Jensen 
were present. Mr. Nelson explained that the project is in conformance with all the stipulations and 
there should not be any identifiable grounds for denial. They have thoroughly reviewed all the 
comments from the last meeting.  The impression was given at the last meeting that had it not 
been for public comment, certain things, for example, a scour analysis, would not have been 
considered.  Although they agree that it is valuable, it should be made clear that they have been 
working with the City on this project for nearly 18 months. The City Engineer brought up the scour 
analysis 6 months ago and it has always been part of the plan, it was not a last-minute suggestion.  
They are aware of all the conditions and requirements which will have to be met. Many local, state, 
and federal professionals are involved in the process. It is not fair for anyone from the public to be 
demanding of the Commission members to suddenly become hydrology or engineering experts to 
review the application; that is what the professionals have been hired for. They agree with all the 
conditions of approval that have been placed on the project.  It has been suggested, both in written 
and public comment, that the Kunzler family was essentially desirous to place a large easement on 
the property. He said they agree with and value the easement but clarified that the placement from 
their perspective was always with the full intent of developing the remainder parcels.  He said they 
have been notified in writing about the extreme displeasure by the Kunzler family after the last 
meeting, in which they felt that everyone was trying to block the development of their entire 
property.  Consequently, they have indicated quite strongly that the easement has not been 
finalized and they are not willing to move forward if the other part of the property cannot be 
developed.  He said they have been strong advocates for the easement and helped broker the deal 
to ensure the easement remained; it is viewed as an asset.  At the beginning of the week, they 
attended a board meeting with the Logan School Board of Education, at the invitation of 
Superintendent Scofield, to review the project.  It would be an understatement to say that they 
were enthusiastic about the project, they voiced support for, and praised the thoughtful design 
considerations.  They received an unsolicited letter from the neighborhood chair, Melissa Dahle, in 
support of the project. The question tonight is not to review the details of the engineering or 

PC 21-009 Willow Lakes Subdivision – continued from February 25, 2021 [Subdivision 
Permit] M. Brett Jensen/Darrell Kunzler Landholdings, Charles & Sally Carles, Willard & Elain 
Jessop, authorized agent/owner(s), request a 135-lot subdivision on 175 acres located 
approximately 1000 North 1100 South in the Neighborhood Residential (NR-6) zone; TIN 02-
080-0003;-0006;-0008;-0007;-0010;0011;0012;0013;02-079-0021;-0003;02-081-0004.   
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different analyses that will be required along the way, but consideration should be centered around 
whether the development meets the Land Development Code.  They believe that it does and are 
happy to comply with all the conditions, including the connectivity. There were many questions at 
the last meeting which could have been answered if they had been given the opportunity to 
respond.  
 
Commissioner Lucero asked about the phasing timeline.  Mr. Nelson clarified that 1100 South will 
be completed before Phase 5, which is a critical road that connects the two ends of the 
development.  The immediate access point will be on 1400 West for fire access.  In terms of the 
physical stubs that Mr. Holley outlined, he said they will be driven by approved building permits.   
 
Commissioner Croshaw said the Commission recognizes the professionals who have reviewed the 
project.  He asked how to protect habitat health downstream during construction.  Mr. Nelson said 
he wants to ensure the Commission is not given the impression that water will constantly be 
coming into these proposed lakes, warming, and then being discharged back into the river; that is 
incorrect. Generally, there is not much discharge from the lakes into the river, there is a possibility 
that lakes could be used for the most extreme case of flooding, which might have some overflow 
into the river.  This is a benefit because it helps maintain flood conveyance.  Saying there are 
pollutants in the water or that it is warmer and would be changing the temperature of the river 
water, or that it would threaten any wildlife is not true. There will not be any maintained fish or 
wildlife in the lakes.  There will be a lot of churn in the water, from the surface to the depths of the 
water (much like a bubbler in a fish tank).  When the lakes are tested the dissolved oxygen, 
content is usually higher than a normal pond.  From that perspective, there will not be an impact on 
the river from the lakes.  Mr. McFarlane said this will follow the same process applied to every 
other project that is developed near a body of water. There will be a stormwater prevention 
pollution plan, and best management practices will be called out to help keep any silt or runoff from 
construction contained.  
 
Commissioner Nielson asked what school district this will be in.  Commissioner Goodlander said 
when it was annexed, the City Council said the property would be in the Cache County school 
district.  Mr. Housley said annexation does not change school district boundaries.  Mr. Nelson said 
they had that discussion with the school board and on all accounts, the project was supported and 
viewed as an asset for both the district and the neighborhood.  
 
PUBLIC:  All emails received before the meeting were distributed to the Commission members. 
 
Frank Howe, Chairman of the Logan River Task Force, said there are concerns with building this 
subdivision in the Logan River floodplain with hazardous flooding issues, particularly with 
neighbors downstream, degradation of water quality, and destruction of wetlands in opposition to 
the Logan River Conservation Action Plan (CAP).  Another issue is regarding the fill from the 
proposed private lakes that will be used to elevate structures above the floodplain.  He is 
concerned that the soil in this area is predominately silt and clay and will become unstable when 
wet.  Since this development will be in the floodplain it will be wet frequently.  He feels strongly that 
this development is not appropriate for construction in the Logan River floodplain.  On behalf of the 
Task Force, he appreciates the Commission’s consideration for the comments and hard work on 
this project 
 
Jean Lown has kayaked over this property when it was flooded. She asked about plans for 
mitigating the loss of wetlands and if there has been any discussion with UDOT about the dangers 
of the limited access onto 1000 West. Serious accidents seem inevitable.   
 
Mike Taylor is concerned about the noise from the boats on the lake.  Just across the river is a 
recreational area with many birds.   
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Melissa Dahle, the Woodruff Neighborhood Chair, has been reaching out to residents about this 
project and there are mixed feelings. Overall, there is support because growth is inevitable, 
however, there are some safety concerns.  She is confused about the requirement for three (3) 
connections for 20+ lots and the first phase has more than 20 lots with one connection point 
proposed.  She thought 1600 West was going to be a main arterial road and would like more 
clarification.  She asked who would be responsible if the homes flood. With the connection stubs, 
there have been other developments which have stubs put in that never became real connections.   
 
Darren Olsen said it looked like the overflow canal will be excavated lower than the river channel 
and questioned how that would not drain water into the canal during low flow and would not still the 
channel during high flow and how the Logan River will be redirected where the canal becomes the 
channel in the future. 
 
COMMISSION:  Commissioner Newman asked if there are easements in place for the road stub 
corridors.  Mr. Holley said they do for 1400 West and 1300 West.   
 
Commissioner Lucero asked about the critical lands’ designation and restrictions.  Mr. Holley said 
the section about critical lands in the Land Development Code address these concerns (LDC 
17.24).  The zoning map does not carry over the DX overlay designation, which is only found in the 
Future Land Use Plan (FLUP).  She asked about 1400 West and said the idea of connecting to 900 
South is outside the public notice radius and asked if residents in that area were made aware of 
this project.  Mr. Holley did not receive any specific feedback about the 900 South connection.  The 
notice was sent to the Neighborhood Chair and she distributed quite a bit of information out to 
residents. 
 
Commissioner Ortiz asked about a phasing timeline.  Mr. Holley said it will follow the standard 
regulations.  Phase 1 will have to be platted within one (1) year and can have a one (1) year 
extension if granted by the Community Development Director.  Each phase will have the same 
requirements, or the approval will expire.  Commissioner Ortiz asked about any additional 
conditions of approval that have been added since the last meeting.  Mr. Holley said a few were 
added under the Engineering section and some of the road conditions were amended.  
 
Commissioner Nielson asked Mr. Holley to review the annexation process.  Mr. Holley said 
annexations are approximately a 90-day process, zoning is reviewed by the City Council and the 
FLUP is used as a base.  Detached Residential (DR) is not distinguished between any of the 
Neighborhood Residential levels (NR-2, NR-4, NR-6).  Commissioner Nielson asked if any 
consideration was given to zoning it as Recreational (REC) because both sides of the road, 
especially the south side of the river is REC.  Mr. Holley said he does not believe it was considered 
or discussed at the City Council level. Mr. Housley, the City Attorney, said annexations are driven 
by property owners, in this case, they were looking to annex to develop.  They would have likely 
removed their request for annexation had the City Council decided that it was to become a REC 
zone.  State law requires that a zoning designation is given at the time of annexation. 
 
Commissioner Lucero asked when the property changed from DR to NR-6.  Mr. Holley said it was 
about 18 months ago when this area was annexed into the City, it was never zoned DX/DR 
because that is a FLUP designation and not a zone. This came in as NR-6 when it was annexed.  
He explained that annexations are requested by the property owner(s).   Mr. DeSimone said the 
Woodruff Plan was in progress before this area was annexed and the discussion was centered 
around the appropriate use.  It was not zoned REC because the land is privately owned, however, 
NR-6 matched the surrounding area. Mr. Holley said the Woodruff Neighborhood Plan did call this 
area out as single-family.  
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Commissioner Goodlander questioned the original zone.  The property was annexed in January 
2019. The zoning of NR-6 ties the Commission’s hands. At the City Council hearing there was no 
input by anyone from the Logan River Task Force; the only discussion was about what school 
district it would be in. There seemed to be no thought process regarding the wetlands.  Some of 
those questions should have been asked before it was zoned NR-6.  There was no public input 
given at the Council meeting.  Mr. DeSimone explained that even though the property is zoned NR-
6, it does not negate the fact that there are wetlands on the property and there will be resource 
constraints. The underlying issues would have to be handled regardless of the zone assigned to 
the property.  The annexation is a lengthy public notice process and people could comment.  The 
site, at the time of the annexation, was not reviewed on a site-specific level, it was only determined 
what the most appropriate zone would be, based on the land use pattern around it.    
 
Commissioner Goodlander asked which phase the clubhouse will be in. Mr. Holley said it is 
scheduled for Phase 5.  
 
Mr. Holley reviewed conditions 3,4 and 5 regarding road connections.  
 
Commissioner Lucero asked about the 1200 West stub.  Mr. Holley said it is not necessary for 
emergency access but will be a good connection point.  1000 South is a corridor that will turn into a 
collector street.  As future areas are developed, they will connect with the stubs.  
 
Commissioner Nielson said there is a slide that was not included in the packet. Mr. Holley said the 
slide was older and he included it in the presentation to show the cross-section only.  
 
Commissioner Neilson asked if there was a plat map put into the packets showing ownership of the 
parcels.  Mr. Holley said that was not included.  
 
Commissioner Lucero asked about the plan to mitigate the degradation of the wetlands.  Mr. Holley 
said that will have to go through the Army Corps of Engineers approval process. 
 
Commissioner Lucero asked about the traffic challenges and if there has been any discussion with 
UDOT, specifically related to 1000 West. Mr. Holley said they have met with the applicant and 
UDOT’s regional director who indicated where the access onto 1000 West could be and that it 
would align with Dahle Way.   
 
Commissioner Nielson asked if a traffic study would be warranted.  Mr. Holley said there was 
preliminary approval given for the access; final approval will be given based on more technical 
data.  
 
Mr. Holley clarified for Commissioner Goodlander that 1000 West is a Category 5 road that 
requires minimum spacing for accesses.  UDOT considers alignment and spacing when approving 
access points.  There was no discussion of a second access to the south during the UDOT 
meeting.  Mr. Young said there is an Access Management Agreement in place with UDOT on 
SR252 where current and future signals have been identified, as well as access points. The 
general rule of thumb is accesses that come off  a gridded street are likely to be preliminarily 
approved.  
 
Chair Dickinson asked if 1600 West or 1400 West would be the main arterial road.  Mr. Young said 
that is a confusing question because 1400 West is different when it is in the County.  The road 
south of 600 South, between Henry’s Point Subdivision and The Springs and Green Meadows 
subdivision, has been preserved as a 99’ right-of-way for many years.    
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Commissioner Lucero asked about the noise concerns.  Mr. Holley said the City has a noise 
ordinance that is handled on a complaint basis.  Mr. Housley asked the applicant to address this 
issue and discuss the type of watercraft that will be allowed.  Mr. Nelson said the HOA will have 
three boats designed specifically for the surf crowd that are highly sound dampened/shielded. The 
closest a boat would be able to come to the shoreline is about 100’ and from that distance, the 
decibel level is about 55 decibels, which is lower than an in-person conversation.  Sound will not 
be a problem.  The levels of traffic from 1000 West are 10-50 times higher on average than 
anything the boats would generate. Commissioner Newman asked about music on the boats.  Mr. 
Nelson said the boats will have professional drivers who are instructed that music is only allowed 
during certain times of the day and subject to limitations in terms of volume. 
 
Commissioner Lucero asked about road connections. Mr. Holley said the Code requires three (3) 
connections at 20 lots or more, the Commission can consider a stub as a connection, or the stub 
can be required to be extended.  The stubs will be in place during Phase 1 and the trigger for a 
1400 West connection will be at the beginning of Phase 2 (addressed in Conditions 3 and 4).  Mr. 
Holley said it is difficult to predict when the area to the north will be developed, however, if there is 
a stub it will likely become an easy connection.  The City has done a good job of connecting to 
stubs in other projects.  
 
Mr. Housley said the homeowners would ultimately be responsible for flooding, that is why there is 
flood insurance.  As mentioned at the last meeting, there were many different factors involved 
when Country Manor flooded. The City has governmental immunity regarding flood/stormwater 
management.  The City can certainly help with equipment and manpower.    
 
Mr. Young addressed the concern about the overflow channel brought up by Mr. Olsen.  The 
comment is well-taken, however, at this stage in the approval process that level of detail has not 
been done, modeling and studies will address that issue.   
 
Chair Dickinson said the condition raised about the fill is addressed under the Engineering 
conditions of approval and involves FEMA approval.  
 
Commissioner Lucero asked about the concerns raised by Frank Howe and the Logan River Task 
Force. Mr. Young said the Task Force is an organization developed after the 2011 flooding and the 
City received funding for river restoration work in 2012-2013.  The Task Force has done a great job 
identifying potential projects and critical areas along the river.  Several projects have been done in 
conjunction with the Task Force such as improvements at Stewart Nature Park and Rendezvous 
Park.  The Task Force is a guiding committee and many great things have been done with them.  
In this situation, if the City, the Task Force, or other agencies could purchase the property and 
maintain it, then that would be the ideal situation, however, a developer has come in with a project 
and rights and the City cannot deny him the right to develop it.  It may not be the way the Task 
Force would like to have it done, but it is a personal property right.  Mr. Holley said the Logan River 
Task Force Consolidated Action Plan (CAP) is an advisory and guiding document (not codified). 
 
Commissioner Nielson is still concerned with the access and does not feel like it has been 
adequately addressed.  He would like to see them drawn on the plan. Phase 1 is proposed with 40 
lots and one access and the Code requires more access for anything over 20.  He is not 
comfortable with stubs due to public safety and the true feasibility of the connect ability of those 
three (3) roads.  He respects the applicant’s engineers, but respect should also be given to the 
letters that were received from the public and other agencies voicing concerns.  The conditions 
seem vague.  
 
Commissioner Ortiz appreciates the answers to the concerns.  Connectivity is a concern; he is glad 
that conditions were added based on the public input from the last meeting.  The decision should 
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be based on regulations within the Land Development Code.  He does think the connectivity is 
quite vague. 
 
Commissioner Goodlander said the Commission cannot decide about the engineering or water 
concerns, many professionals can address those issues.  She is most concerned about the 
connection and the need to be fair and consistent.  A previous applicant had to come back to the 
Commission three times on a 24-lot subdivision for access issues.  She would like to propose an 
amendment to the conditions that states: “after 20 lots, there has to be a second access that is 
completed”.  There should be adequate access for safety issues.  She would like to see 1100 
South completed.   
 
Commissioner Lucero appreciates all the public participation.  It is an enormous project and 
deserves this level of scrutiny and consideration. There has been talk about County Manor and she 
feels that is not an unfair discussion point.  She has done a lot of research on this project.   She 
said there are real risks involved in a critical area such as this.  The multiple layers of accountability 
in engineering are in place. The applicant has said there is no reason that this project should not 
move forward, and she said that is not true when looking at the connectivity standards within the 
Code.  Those are clear that after 20 homes, three (3) connections are required.  Now, even with 
putting in a full connection off 1100 South and connecting to 900 South is good but that is still only 
two legitimate connections, not three.  There have been past instances where the Commission has 
been very strict around complying with the connectivity requirement.  Regarding public noticing, if 
something is going to be firmly conditioned such as requiring a fully functional second access point 
off of 1100 South and connecting over to 900 South, the residents in that area should be noticed 
and have a clear understanding of the scope of this project and the possible impacts on their 
neighborhood.   
 
Commissioner Croshaw is concerned with the connectivity as well. This project will take several 
years to complete, and he thinks there should be a bond posted that will guarantee that the project 
will be completed.  
 
Commissioner Newman referenced §17.24.050 Development Standards for Floodplains 
“All development shall comply with the applicable regulations and standards of the National 
Flood Insurance Program (NFIP), the most current effective Flood Insurance Study (FIS), and the 
most current Flood Insurance Rate Maps (FIRM) as administered by the City Engineer. 
Development within a designated Floodway is prohibited. All construction, and substantial 
improvement of any structure, shall have the lowest habitable floor, including the basement, 
elevated to a minimum of 1’ above the base flood elevation”.  His understanding is that if this is 
approved, it is conditioned that once the appropriate studies are completed and it is determined 
that this is within a floodway, the applicant would have to come back to the Commission and 
redesign the project.  Mr. Holley said that is correct.  He noted that “floodway” is different than 
“floodplain”.  Mr. Young said a floodplain is the full footprint of the flood area, including the fringes.  
The floodway is designated as the main channel of the river or stream.  There can be areas that 
are in the floodplain but not the floodway, which is the main carrying channel. They must go 
through and establish the entire area, but what they are proposing is a change through the 
Conditional Letter of Map Revision (CLOMR) system with FEMA to modify whatever that floodplain 
is established. There is a base model that has not been approved by FEMA and this is the method 
the developer will have to go through before development can begin.  Commissioner Newman said 
if things were built along the north shoreline to protect the homes, it would seemingly push the 
floodwaters to the south, the water will have to go somewhere.  Mr. Holley said there is a no-rise 
policy and properties downstream cannot be negatively impacted.  Commissioner Newman said 
the Logan River Task Force, the Cache Water District, and other agencies have professionals who 
disagree with this project so the professional studies will have to figure out the details.  
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Commissioner Lucero asked about an unbiased, independent outside evaluator which was 
mentioned in one of the public letters received.  Mr. Young said there are several processes during 
the review which go through multiple state and federal agencies. By state law, any canal company 
within 300’ of development has to sign off on a plat. Several different mechanisms will factor into 
the process.  
 
Commissioner Newman agreed with Commissioner Goodlander’s suggestion of amending the 
condition.  He would like it to be clarified more by adding that up until the eighth (8) lot is sold, they 
can have one connection, however, with the sale of the ninth (9) lot they have to ensure there are 
two (2) connections as outlined in the Code.  At the sale of the 21st lot, they would have to provide 
three (3) full connections, which is following the letter of the law but allows them the ability to do it 
throughout the development. Mr. Housley said the Commission is heading in the right direction, 
however, if they are going to be held to the letter of the law, there needs to be an understanding 
about what that is. Subsection C clearly states that the installation of street stubs to connect with 
future development on adjoining parcels is consistent with the requirements of the Chapter.  The 
base level is the fact that stubs meet the Code, however, if there are findings that justify a stub 
would not be adequate then the Commission could conditionally approve the project, requiring that 
those stubs be finished out. Three (3) completed roads are not the requirement unless there are 
findings that can be made to substantiate it. The requirement is “Logan City may require, as a 
condition of project approval, that rather than install a street stub, the proponent is required to 
construct a public road connecting to a public roadway, consistent with the provisions of this title 
and fire code”.  Mr. Holley said Quayle Meadows, a 27-lot subdivision that was previously 
approved has only two (2) street connections and two (2) future stubs.  It does not have to be a full 
street connection for the Commission to be able to approve.  He thinks it is better to tie the 
requirement to a phase recordation rather than a building permit. Condition 3 covers the Code 
requirement.  Conditions 3-5 would result in two full street connections and one stub. 
 
Mr. Housley explained, in reference to Commissioner Lucero’s comment about public noticing, that 
is not a precedent that should be set. If the City starts seeking permission from adjoining neighbors 
about a public street before connections can be made, it will be very difficult.  The reality is that it is 
not a requirement and they are outside the noticing requirement area.   
 
Mr. Holley confirmed for Commissioner Nielson that the County owns the property past the stub.  
The stubs are in anticipation of future annexation and growth.  Commissioner Nielson said when 
discussing the Quayle Meadows project, it was mentioned that the north boundary (which is 
County property) would not have any stubs.  This project is also different from the Quayle 
Subdivision in the fact that Mr. Quayle and his partners own the entire parcel proposed for 
development. He asked about alternate access into the subdivision if there was an accident 
or/closure at the only entrance. This seems to be designed to be developed how the developer 
wants it done.  It should be the developer’s job to ensure that there are adequate accesses and it 
should not be the Commission’s job to amend the conditions and/or redesign the project. He would 
like to see the accesses drawn exactly how they will be done.  Mr. Holley said the lines on the plan 
are to illustrate the conditions.  The final plat will have the details. 
 
Commissioner Goodlander said the new street connecting 1100 South to 1200 South along the 
west side of the slalom lake should be changed to Phase 1. She would like to get to a compromise 
for the trigger to require the second access and said for her, it would be at 20 lots.  
 
Chair Dickinson agreed with Commissioner Newman’s comments.  Both connections must be 
viable rather than “stubs to nowhere” and it should be based on lots rather than phases because 
that is what the Code requires.  She said conditioning two viable connections could be added due 
to safety concerns on 1000 West. 
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Mr. Nelson said they are willing to put 1400 West in Phase 1 as a full connection.  As Phase 5 
develops it could be re-routed a bit.  There is a parcel that may not be secured for a few years and 
there may be a better connection to be made in the future.   
 
MOTION: Commissioner Newman moved to conditionally approve a Subdivision Permit as  
Discussed and outlined in PC 21-009 with the findings for approval as amended and listed below. 
Commissioner Goodlander seconded the motion.  
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval will be recorded with the Subdivision Permit and are 

available in the Community Development Department. 
2. 135 residential building lots are approved with this subdivision permit with four remainder lots. 
3. Phase 1 shall include 1100 South with street stubs along the north side for 1400 West and 

1200 West.  
4. Phase 1 shall include a new street connecting 1100 South to 1200 South along the west side 

of slalom lake.  
5. Phase 1 shall include 1400 West improved with a modified cross-section and connected to 

the 900 South street stub approximately 1600’ to the north of the project site. This street 
needs to be built to City specifications, not county specifications.  

6. The pending annexation shall be approved before the final plat. If the annexation is not 
approved, the application shall return to the Planning Commission for amended future 
approvals.  

7. Conservation easement areas on the final plat shall be labeled and designated as 
unbuildable areas.  

8. Complete the 1000 West streetscape cross-section with a sidewalk along the project’s east 
frontage.  

9. Street trees are required every 30’ on center before the final Certificate of Occupancy for 
each home. If occupancy is desired outside of the planting periods a landscape bond for 
street trees may be approved. 

10. Setbacks for buildings shall be reviewed and approved at the time of the building permit 
application. 

11. Confirmed Riparian areas (areas within 75’ of the centerline of the river) are subject to 
development regulations in LDC 17.24.060. 

12. Confirmed Floodplain areas are subject to state and federal review and approval processes 
and the regulations of LDC 17.24.060. 

13. Confirmed wetland areas are subject to state and federal review and approval processes and 
the regulations of LDC 17.24.060. 

14. Provide 10’ public utility easement on all property lines at the bounds of the subdivision and 5’ 
PUE on all other property lines. 

15. Before the recordation of the final plat, if state, federal and department reviews, and approvals 
result in substantial changes to the subdivision design, the applicant shall return the Planning 
Commission for subsequent subdivision approvals.  

16. The final plat shall be recorded within one (1) year of this action with subsequent phases each 
one year following or comply with the Land Development Code Expirations and Extensions of 
Time.  

17. Before the recording of a Final Plat or issuance of a Building Permit, the Director of 
Community Development shall receive a written memorandum from the following 
departments indicating that their requirement has been satisfied: 
a.  Engineering  

i. Provide Water Shares or an in-lieu fee for increased water demand (indoor and outdoor) for 
development. 
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ii. Provide stormwater detention/retention per Logan City Storm Water design standards. This 
includes the 90% storm event being retained on-site utilizing Low Impact Design Standards.  

iii. Provide Storm Water Maintenance Agreement for post-construction stormwater structures 
and practices. 

iv. Provide a private sewer and water utility agreement as needed. 
v. Provide HOA and CCR’s to address maintenance of Post Construction Best Management 

Practices. 
vi. Currently, the area for development is Zone A and has not been modeled by FEMA and 

flood elevations established on the FIRM. The developer shall provide modeling that 
provides this data and the exact floodplain based on existing conditions.  The City has 
prepared a model of this area, but it has not been reviewed and accepted by FEMA, 
however, this model shall be used as the Effective Model by the developer. The City will 
provide this model and support from our consultant as requested in developing their model. 

vii. Before bringing any fill into a designated Special Flood Hazard Area a Conditional Letter of 
Map Revision (CLOMR) must be submitted and approved by FEMA.  Once all final grading 
has been completed, a Letter of Map Revision (LOMR) must be submitted and approved by 
FEMA before the current FIRM being modified.  

viii. Before any construction in the Special Flood Hazard Area, a Floodplain Construction Permit 
must be submitted and approved by the City Engineer.  

ix. Identify any wetlands in any roads or property to be deeded to Logan City through an 
approved US Army Corps Wetland Delineation Report.  If wetlands are identified in any of 
these properties to be deeded to the City, they shall have the wetlands mitigated as 
approved by the US Army Corps of Engineers Wetland Mitigation Plan before being deeded 
to the City. 

x. The site identified an area to be deeded to the City for a lift station. Coordinate with Water 
Department for site size and requirements that must be met if this lift station is to be deeded 
to the City. 

xi. If the lift station is to be deeded to City, the pressure sewer main will be accepted by the 
City, provided each are built to City requirements. The developer shall provide a 20’ 
easement and construct an acceptable access road capable of supporting City maintenance 
equipment. If a private lift station is installed the force mainline will also be considered 
private. 

xii. The city will submit to the City’s floodplain consultant the developer’s floodplain model and 
plans for compliance to City/FEMA standards, current model by City shall be considered the 
“Effective Model” as part of the modeling needed to prepare a No-Rise certification for the 
proposed development.  Any issues from this review will need to be coordinated and 
resolved before approval of the Floodplain Construction Permit being issued.  

xiii. Depending on which road (1100 South or 1200 South) the developer decides to connect 
with Dahle Way on 1000 West shall be considered a Gridded Street and shall be 
constructed to a 66’ right of way.  Since it is anticipated that this road will eventually be 
annexed into Logan, it shall be built to Logan City standards but will need to be coordinated 
with Cache County for approval. 

xiv. Initial discussions regarding the realignment of the western Arterial road for this project had it 
clipping the northern portion of this development. Provide a future road easement or 
dedication as necessary for this alignment as proposed by the developer. 

xv. Provide City with a scour analysis of the river and proposed floodplain to ensure no damage 
to the new and existing banks and structures along the river.   

xvi. Provide a backwater and deposition analysis through the proposed development and 
downstream as needed to show no impacts to the river from the development. 

b.  Water/Cross Connection  
i. The clubhouse, gym, hot tub’s building’s water main/s needs to have its RP (ASSE1013) 

installed and tested on the water main as it enters the building before any branch offs or 
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connections. Properly sized drain required. Any residential buildings three stories or higher 
above grade must have a DC (ASSE1015) installed and tested on the water main. This is for 
containment protection only (Cities protection only). Points of use protection will also be 
needed (occupants protection). Installation criteria of B/F assemblies and devices must be 
as per 2018 IPC and Utah Amendments. 

ii. All landscape irrigation systems fed from Logan City water must have a high hazard 
backflow assembly installed and tested. No dual-source feed systems are allowed without 
Logan City’s prior approval and installation criteria (tested RP & swing joint-Physical 
separation) are met and inspection is passed. 
All backflow assemblies must be tested within 10 days of turning in water to them and 
annually thereafter. Private irrigation system must be installed as per all codes -in purple 
pipe, non-potable labeling, and spacing. “Private irrigation system” must have yearly 
inspections. Public education. 

iii. Fire suppression systems connected to Logan City water (with no added chemicals) must 
have a minimum DC (ASSE1015) installed and tested. Fire risers and B/F assemblies must 
be installed as per Logan City standards. 

iv. All points of use of water must comply with the 2018 IPC and State of Utah Amendments, 
during and after construction. 

c.  Environmental (Waste Management)  
i. Residential carts will be provided. Lot 39 will need to pull the cart down to the corner of the 

street to be eligible for pick-up. 
 

FINDINGS FOR APPROVAL   
1. The subdivision is compatible with surrounding land uses and will not interfere with the use and 

enjoyment of adjacent properties as the subdivision meets the minimum requirements of the 
Land Development Code (LDC).  

2. Each lot conforms to the requirements of Title 17 of the Logan LDC in terms of lot size and 
development requirements. 

3. Each lot is suitable for development within the NR-6 zone. 
4. The project conforms to the requirements of Title 17.47 concerning hearings, procedures, 

application requirements, and plat preparations. 
5. The project meets the goals and objectives of the Logan General Plan and the Woodruff 

Neighborhood Plan.  
6. The project met the minimum public noticing requirements of the Land Development Code and 

the Municipal Code. 
 
Moved: D. Newman     Seconded:  S. Goodlander    Approved: 4-3 
Yea: Dickinson, Goodlander, Ortiz, Newman     Nay:  Croshaw, Lucero, Nielson    Abstain: 
 
Meeting adjourned at 9:15 p.m.  
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