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       PLANNING COMMISSION MINUTES 

Meeting of June 11, 2020 
 

     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 in regular session on 
Thursday, June 11, 2020.  Chairman Nielson called the meeting to order at 5:30 p.m. 
 

Commissioners Present: Roylan Croshaw, Regina Dickinson, Sandi Goodlander, Jessica Lucero, 
Tony Nielson, Eduardo Ortiz  
 

Commissioners Excused: Dave Newman 
 

Staff Present: Mike DeSimone, Russ Holley, Aaron Smith, Tanya Rice, Debbie Zilles, Kymber 
Housley, Paul Taylor, Bill Young, Jess Bradfield (City Council)      
 

Commissioner Ortiz moved to approve the minutes from the May 28, 2020 meeting as submitted. 
Motion seconded by Commissioner Dickinson.  Approved unanimously.  
 

PUBLIC HEARING  
 

 
 
STAFF:  Mr. Smith reviewed the request for a Conditional Use Permit (CUP) for General Sales and 
Service use in the Commercial Services (CS) zone. The use is proposed on an approximately .5-
acre property located at 1465 North 300 West. The property was developed in 1998 and includes a 
6,500 SF building with two (2) units, 11 parking stalls in front, a utility driveway to the west of the 
building, and landscaping and open space. The proposed use will be in the south unit of the 
building, which is approximately 3,250 SF. The layout of the south unit will be divided roughly in 
half between salon space and warehouse/storage space (1,500 SF of salon space, 1,750 SF of 
warehouse/storage). No site improvements or development are proposed as part of the project, 
and the use will be conducted entirely within the existing space. 
 
Staff’s assessment of the impact of the proposed use will be minimal.  As the business can meet 
customer parking requirements on site, they should not create a parking nuisance in the area. The 
neighboring properties have storage yards between buildings and the proposed site, which will 
minimize neighborhood disturbance between the salon and adjacent businesses. 
 
PROPONENT: Thi Vo Hoang said they are happy with the conditions of approval. 
 
PUBLIC:  None 
 
COMMISSION:  Commissioner Dickinson asked how the 1,500 SF would be enforced.  Mr. Smith 
said it is part of the business license application and approval.  He confirmed that there is enough 
room in the back of the building for employee parking. 
 
Mr. Smith explained that if this was a new development, a re-development or a new building a 
sidewalk could be required, however, because this is just a use within the existing building, one 
cannot be required with this application. 

PC 20-027 Kimmy Nails & Spa [Conditional Use Permit] Minh Van Hoang/Thi Vo Hoang, 
authorized agent/owner, request a conditional use permit for sales and services including 
customer and employee parking located at 1465 North 300 West #A in the Commercial Services 
(CS) zone; TIN 07-194-0024.   
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MOTION: Commissioner Goodlander moved to conditionally approve a Conditional Use Permit 
as outlined in PC 20-027 with the findings as listed below. Commissioner Lucero seconded the 
motion.   
 

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

Department. 
2. Seven (7) off-street parking stalls shall be provided. 
3. All parking stalls shall be clearly marked and conform with the standards of the Land 

Development Code. 
4. The salon shall not exceed 1,500 SF. The remaining space shall be used for warehousing.  
5. Any change of use or increase of use requires Logan City approval. 
6. No signs are approved with this permit. All signage shall be approved and permitted by staff in 

accordance with the Land Development Code. 
7. No fences are approved with this permit. All fences shall be approved and permitted by staff in 

accordance with the Land Development Code.    
8. Prior to 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. Water/Cross Connection  
i. Suite A and B need to separate water supplies so they can be independently operated 

and prevent a backflow incident between clients. Then the spa must have a RP 
(ASSE1013) installed on its water main as it enters this unit before any possible 
connections. This is for containment protection (City’s water supply protection), then 
all points of use of water must meet current 2018 IPC and Utah amendments for 
backflow protection for the occupant’s protection. 

ii. Landscape irrigation has proper backflow protection. 
iii. Fire protection systems connected to Logan City water must have minimum DC 

(ASSE1015) backflow protection if no chemicals are used. 
b. Fire  

i. Fire code issues will be addressed at the time of business license. 
c. Business Licensing  

i. Business license required.  
 

FINDINGS FOR APPROVAL 
1. The proposed use conforms to the requirements of the Land Development Code (LDC) and is 

listed as a conditional use in the Use Table.  
2. The use is compatible with the surrounding land uses and will not interfere with the use and 

enjoyment of adjoining or area properties. 
3. The streets providing access and other infrastructure to the subject property have adequate 

capacities and level of service for the conditional use. 
4. The proposed use is compatible with neighborhood uses and character while preserving and 

enhancing the character of the neighborhood.  
5. As conditioned, the proposed use provides adequate off-street parking in conformance with 

Land Development Code. 
6. The project provides open space and landscaping in conformance with the LDC. 
 

Moved: S. Goodlander    Seconded:  J. Lucero     Approved: 6-0 
Yea:  Croshaw, Dickinson, Goodlander, Lucero, Nielson, Ortiz        Nay:        Abstain: 
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STAFF:  Mr. Smith reviewed the request to rezone approximately 10.5 acres from Commercial 
Services (CS) to Commercial (COM). This request is being made to permit live/work units in the 
approved development. The property is located along 200 South and is adjacent to single-family 
homes to the south and commercial service development in the immediate area and to the east, 
including light manufacturing, warehousing, auto repair, and contractor businesses. To the west is 
undeveloped land and the landfill. The proposed rezone is outside of the landfill overlay, which 
would have restricted residential use at the site. The site is generally flat with wetlands to the north 
and west.  
 
The primary concerns with the previous proposal to amend the CS zoning to allow residential use 
was that it would create compatibility issues between residential and light industrial uses, and that 
the amendment was too broad and affected all CS zoned areas. In contrast, the request to rezone 
the property would reduce the potential for non-compatible use within the development, reduce the 
impact on the single-family development to the south, and limit the change to only the applicant’s 
property.  
 
It is difficult for staff to enforce the main floor commercial/second floor residential requirement of 
the COM zone as the uses will be integrated within the live/work unit. It is also reasonable to 
consider the appropriateness of residential uses at this location as the development is away from 
the core of Logan, adjacent to the existing commercial service development, and does not align 
with the existing Future Land Use Plan (FLUP) land use designation for the area. Also, while a 
Design Review Permit has been issued for this property, the property development plans could 
change in the future and a more dense or intense commercial use could be developed at the 
location. It is worth noting that if the approved project developed as proposed, and all previously 
approved units converted to live/work units, the density of the development would be 7 units per 
acre. A significant change to the approved site plan or building elevations would require the project 
to return to the Planning Commission. As the rezone would permit residential development, 
changes to the project, such as the parking for residential units and building codes, will be 
reviewed by staff during the building permit application.  
 
Overall, staff’s assessment is that this rezone presents an opportunity for a type of mixed-use 
housing product that would be beneficial for the housing market in Logan by providing alternative 
housing types that are not typically available. This location, adjacent to an existing single-family 
development, creates a natural transition that will reduce the impact of CS development. 
  
PROPONENT:  Hal Fronk, one of the partners in the project, said the Commercial zone is more 
suitable for the tenants they have been talking to.  He does not think there will be more than ¼ of 
the development utilizing the live/work use, however, it would allow the option.   
 
PUBLIC:  None 
 
COMMISSION:  Commissioner Croshaw asked if there are similar projects; Mr. Smith said the 
Park Avenue development (behind Hobby Lobby) was approved with main floor commercial and 
upper floor residential. 
 
Commissioner Croshaw asked how density will be determined.  Mr. Smith explained it has been 
approved for 73 units on 10.5 acres (the zone allows for 30 units per acre). 

PC 20-028 Westfield Warehouses Rezone [Zone Change] Tony Johnson/HRT Holdings, LLC, 
authorized agent/owner, request to rezone 10.5 acres located at 130 South 1200 West from 
Commercial Services (CS) to Commercial (COM); TIN 05-107-0005;-0014;-0021;0023;-0028;-
0031;-0033.   
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Commission Goodlander asked if the residential units can be rented. Mr. Smith said they are not 
allowed to be rented out; the intention is for an integrated unit.  He also confirmed that if there are 
any changes made to the approved design, it would have to be re-reviewed by the Commission. 
 
Mr. Holley answered for Commissioner Dickinson that the area was zoned Commercial (CS) 
approximately 10 years ago. 
 
Mr. Smith clarified for Commissioner Ortiz that this project was approved with warehouse storage 
on the first floor and office space on the second level, the proponent is asking for a change of zone 
to allow for live/work units.  If the rezone to Commercial is approved, a commercial component is 
required on the ground floor level. 
 
Mr. Smith confirmed for Commissioner Goodlander that the Commercial zone is more restrictive as 
to the type of uses allowed.  The use will be reviewed and enforced during the business license 
application process. 
 
Commissioner Dickinson said there has been a lot of thought put into the areas that have been 
zoned Commercial Services and she is not comfortable changing the zone for small area based 
one specific project.   
 
Mr. DeSimone pointed out that the focus should be related to the compatibility of uses in regard to 
the adjacent areas and whether the range of uses within a Commercial zone are well-suited for the 
location.   
 
Commissioner Lucero said there are things that could be considered for future revisions to the 
Future Land Use Plan (FLUP) to create better buffer zones.  This request seems to make sense to 
phase into the transition and have a better buffer between Neighborhood Residential and 
Commercial Services. 
 
Commissioner Dickinson said, although it makes a good buffer zone, it is unknown as to what type 
of businesses will go in.  Mr. Smith pointed out that there are enhanced setbacks and restrictions in 
place to help create buffer zones between a commercial and residential area.    
 
Commissioner Goodlander said it does not seem to make sense to carve out small pockets within 
the Commercial Services and rezone them. 
 
Commissioner Ortiz said there is a need for live/work spaces. 
 
Chairman Nielson is concerned with residents living in areas where there may be noise from other 
businesses. He likes the idea of live/work areas, however, questioned what type of businesses 
could go in and how they will be compatible with other uses. 
 
Mr. DeSimone pointed out that the broader issue is to consider if the allowed range of uses 
allowed in a Commercial zone are compatible with the Future Land Use Plan and the surrounding 
land uses without focusing on a specific project.  If a project does allow for live/work units, there is 
an assumption that the owner/renter will understand the circumstances. He also pointed out that 
the economy and ways of doing business are changing and will continue to change over time. 
 
Commissioner Goodlander asked if parking would change if it is rezoned.  Mr. Smith said parking is 
always reviewed, based on the use, when a business license is applied for. 
 



Planning Commission Minutes – June 11, 2020                                                                        5 | P a g e  
 

MOTION: Commissioner Lucero moved to forward a recommendation for approval to the City 
Council for a zone change as outlined in PC 20-025 with the findings as listed below. 
Commissioner Ortiz seconded the motion.   

FINDINGS FOR APPROVAL  

1. The rezone is consistent with the existing neighborhood development pattern. 
2. The subject property is in an area and surrounded by streets and infrastructure that can handle 

and appropriately serve Commercial developments.    
3. The rezone will ensure new development is done in a more compatible manner to that of the 

surrounding area.   
4. The Commercia (COM_ rezone will help buffer the adjacent single-family development from 

light industrial uses of the CS zone.  
 

Moved: J. Lucero    Seconded:  E. Ortiz     Tied: 3-3 
Yea:  Croshaw, Lucero, Ortiz        Nay:  Dickinson, Goodlander, Nielson      Abstain: 
 
WORKSHOP ITEMS for June 25, 2020: 
 PC 20-029 Canyon Cares Pet Board (Conditional Use Permit) 
 PC 20-030 Bad Apple Eddy’s (Conditional Use Permit) 
 PC 20-031 1700 N. Retail Development (Design Review Permit) 
 PC 20-032 Dee Pen Substation (Conditional Use & Design Review Permit) 
 PC 20-033 LDC Amendment – PW Design Standards 
 PC 20-034 LDC Amendment – 17.39, 17.40, 17.43 

 
Meeting adjourned 6:45 p.m.  
 


