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     PLANNING COMMISSION MINUTES 
              Meeting of October 27, 2016 

 
Logan City Council Chambers ∗ 290 North 100 West Logan, UT 84321 ∗ www.loganutah.org 

 

Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, October 27, 2016. Vice-Chairman Price called the meeting to order at 5:30 p.m. 
 
Commissioners Present:  David Butterfield, Tony Nielson, Eduardo Ortiz, Russ Price, Sara Sinclair 
 
Commissioners Excused: Amanda Davis, Dave Newman 
 
Staff Present: Russ Holley, Amber Pollan, Craig Carlston, Tyler Cady, Paul Taylor, Debbie Zilles 
 
Minutes from the October 13, 2016 meeting were reviewed. Commissioner Nielson moved that the 
minutes be approved as submitted. Commissioner Ortiz seconded the motion. The motion was 
unanimously approved.    
 
PUBLIC HEARING 

 

PC 16-042 Alma Huppi Family Trust Rezone  [Zone Change] Tiffanie Bennett/Alma A. Huppi 
Family Trust, authorized owner/agent, request a zone change of .62 acres located at 1325 North 
800 East from Mixed Residential (MR-20) to Campus Residential (CR). 
 
STAFF:  Ms. Pollan reviewed the request to rezone a 0.62 acre parcel from Mixed Residential 
Medium density (MR-20) to Campus Residential (CR). The property is for sale; there is no 
proposed project at this time. The property has a single-family residence that was originally 
constructed in 1957 and was part of area annexed into Logan City in 1969.   
 
This area is designated for development of student housing and limited supporting uses. The 
existing single-family residence is not consistent with the zone and the area would be appropriate 
for redevelopment under the Campus Residential zoning due to compatible surrounding uses, 
proximity to Utah State University, and existing roadways and utilities in the area.  Allowing more 
intense development in this location, which is compatible with the intent of the Campus Residential 
zone and future land use designations, will provide more opportunities for students to live close to 
campus and relieve pressure on traditional single-family areas. Any new development would have 
to follow the standards and guidelines of the zone, including parking and occupancy.  
 
PROPONENT:  James Huppi pointed out that there is a bus stop on the northwest corner of the 
property and one across the street. He is considering working on overnight parking at the stadium 
and/or by the police department.     
 
 PUBLIC:  Jack Nixon expressed support for the project and encouraged the Commission to 
recommend approval for this zone change.  The request is in harmony with the surrounding area 
and helps with the continued student growth of USU.   
 
Marilyn Griffin said she has no problem with the request for the zone change; however, the 
applicant needs to accommodate for the parking requirement ratio of 1:1.  
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COMMISSION:  Chairman Price asked about setback requirements and how much space is 
actually buildable. Ms. Pollan explained the there is a 25’ setback off the south property line and 
10’ and 8’ as required on the other sides. The majority of the site is buildable. 
 
Chairman Price asked about parking requirements. Ms. Pollan said the MR-20 zone requires a 
minimum of two (2) stalls per unit (with the allowance for up to 3 residents per unit). The Campus 
Residential (CR) zone requirement is one (1) stall per tenant (with allowance for up to six residents 
per unit). There can be some allowance based upon approval of an alternative parking plan.  Ms. 
Pollan pointed out that this is only a request for a zone change. 
 
Chairman Price advised that his only hesitation is that this is creating an island.  
 
Ms. Pollan confirmed that the two properties to the south are LDS churches. The allowance under 
the current MR-20 zone would allow for 12 units (Oakridge Apartments are 12-plexes) and the 
proposed Campus Residential (CR) zone would allow for up to 24 units. 
 
Commissioner Pollan clarified the surrounding zoning area(s) for Commissioner Nielson. 
 
MOTION: Commissioner Sinclair moved to recommend approval to the Municipal Council for a 
zone change of .62 acres located at 1325 North 800 East from Mixed Residential (MR-20) to 
Campus Residential (CR) as outlined in PC 16-042 with the findings for approval as listed below. 
Commissioner Nielson seconded the motion.  
 
FINDINGS FOR APPROVAL 
1. The location of the property is compatible with the purpose of the Campus Residential (CR) 

zoning district. 
2. The property is suitable for all development within the new zoning district without increasing the 

need for variances or special exceptions. 
3. The property is suitable as a location for all of the permitted uses within the new zoning district. 
4. The infrastructure providing access and utility services to the subject property have adequate 

capacities or a suitable level of service for the permitted uses within the new zoning district. 
5. The property, when used for the permitted uses in the new zoning district, will not be 

incompatible with adjoining land uses or the purpose of the adjoining zoning districts. 
6. The zone change is consistent with the goals and policies. 
 
Moved: Commissioner Sinclair    Seconded: Commissioner Nielson     Passed: 4-1 
Yea:  D. Butterfield, T. Nielson, E. Ortiz, S. Sinclair     Nay: R. Price    Abstain:  
 
PC 16-043 Little Blossoms Preschool  [Conditional Use Permit] Lauren Pace, authorized 
owner/agent, request a Conditional Use Permit for an in-home preschool for up to 14 children at 
1678 East 1460 North in the Neighborhood Residential (NR-6) zone; TIN 07-037-0034. 
 
STAFF:  Ms. Pollan reviewed the request for a Conditional Use Permit for a preschool with a 
maximum of 16 children. The Land Development Code (LDC) allows Family Group Care/Preschool 
with a maximum of 16 clients in the Neighborhood Residential (NR-6) zone as a Conditional Use.   
 
The proponent is proposing to offer a preschool session in the morning for children ages 3-5 in her 
home. The hours of operation are proposed to be 9:30 am to 11:45 am, Monday through Friday.  .   
 
The State Health Department and Logan City Fire Department have minimum space requirements 
for each child in a daycare setting. The Health Department has a number of other provisions for 
licensing daycares, such as maintenance, outdoor spaces, personnel, and health.   
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A preschool with 1-8 children is a permitted use; the Commission is specifically reviewing the 
impact of a preschool use in a residence with up to 8 additional children. The concerns with a 
preschool use in a residence are typically traffic, noise, and safety 
 
The preschool will operate during the day for a limited time in the morning.  Activities will be 
structured so that the children will be supervised primarily indoors with some outdoor play in the 
backyard.  There will be brief periods of traffic but the times are not at peak commute times.  With 
the driveway, carpooling, and alternate transportation the impact of additional vehicles will be less 
noticeable.  There should be little impact in terms of noise or nuisance to the neighborhood.   
 
PROPONENT:  Lauren Pace advised that student drop-off and pick-up times would be 9:30 and 
11:45 a.m.  She will include a map and directions in the registration process to ensure that traffic 
will move efficiently.  Children will be supervised and will not have to cross the street. The driveway 
has been expanded and can fit up to six vehicles. The plan is to have 12 children and she does not 
foresee a need for having more than one additional employee.  In reference to concerns about her 
husband’s roofing business, the tool trailer is not kept on site and there are no supplies that would 
impact the safety of anyone at the home.  
 
 PUBLIC:  A written comment and call was received from one resident in opposition indicating 
there are a lot of children on the street, which is narrow.  The preschool would increase traffic and 
put children at risk.  A call was received from a resident with concerns on traffic, children’s safety, 
and suitability of the site.  Emails from Kim V. Shurtleff and Ron & Karen Flessner were received 
and distributed to the Commission prior to the meeting. 
 
Frank Ascione expressed concern regarding the requirement for affected residents to be notified at 
least 10 days prior to the hearing.  A number of notices were sent to homeowners who had sold 
property and/or who are deceased, as a result, he is not sure the requirement for public noticing 
was adequately met.  He was provided a map which outlines individuals who received a public 
notice and said there seemed to be some inconsistency with the way the map was created, in the 
sense that there were some residents on 1500 North who were not included in the notification 
area. This street is not a school roundabout, it is a residential street.  He has lived there since 
1983.  In addition to the busses that come through the area during the proposed times for drop-off 
and pick-up, there are times (especially when there is snow on the ground) that the street becomes 
quite narrow.  During the winter, even with overnight parking prohibited, there are vehicles parked 
along the street during the day which further restricts traffic (especially the northwest curve).  He 
distributed a graphic that illustrates the houses to the west and south of the proposed project and 
superimposed patterns of what the area might look like if cars were lined up waiting to drop off 
children (representing 8 of the potentially 16 vehicles).  During the winter this could create a 
serious hazard in terms of traffic.  There are people who use this road to get to the development on 
the east bench, so there is more traffic than one might anticipate. He asked if there was anything 
that would be required if this is approved and the number of sessions increased.  He is opposed to 
this proposal. 
 
Barbi Mecham is the mother of a preschool-aged child who will hopefully be attending this 
preschool.  She pointed out that traffic related to drop-off and pick-up times is not an all day ordeal, 
it may take 10 minutes and the key times are not during the peak times of traffic.  There is a 
shortage of preschools and this proposal will benefit the neighborhood and the community. 
 
Kyle T. Belnap expressed support for this proposal.  He knows the applicant personally and 
professionally, he has done work at the home in preparation for this preschool and has seen her 
manage a preschool at USU.  He encouraged approval and advised that this will provide a benefit 
for the area.  While working at the home, he found traffic on the street to be light, usually only the 
residents of the area, with not much street parking.  With the expansion of the driveway, there is 
quite a bit of space for additional parking if necessary. 
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COMMISSION:  Commissioner Butterfield asked about the business license process, specifically 
whether the home is adequate for the number of students proposed.  Ms. Pollan explained that as 
part of the business license approval, department reviews are completed.  The Fire and State 
Health Departments both have requirements that determine the space requirements per child.  
 
Commissioner Ortiz said, in reference to the traffic and parking concern, he does not feel that the 
staff should be limited, only the parking for staff.  He is concerned about prohibiting the quality of 
service.  Ms. Pollan explained that the condition of approval for up to one additional employee was 
recommended, in part, to help reduce traffic and parking, however, in general only one additional 
employee is necessary in typical home-based occupations. The Commission can certainly discuss 
this and determine whether this condition is necessary. 
 
Commissioner Nielson asked if there were other home occupations on that street.  Ms. Pollan said 
there were no other home-based businesses; however, there is a roofing/contracting business that 
has been approved for this home.  Commissioner Nielson asked if there are other daycares in the 
area.  Ms. Pollan said there is one located on 1600 East that is licensed for up to 16 children.  
 
Commissioner Butterfield asked if there is a mechanism for reviewing conditional use permits once 
they have been approved to ensure that all requirements are being met.  Ms. Pollan explained that 
there are fire inspections and license renewals required annually. Concerns are addressed on a 
complaint basis.  
 
In reference to concerns regarding public noticing, Ms. Pollan explained that property owners 
within 300’ of the subject property (listed on current county tax rolls) were mailed notices as 
required by State and City law.  Ms. Pollan went through the notification list with Mr. Ascione.  The 
notice was also published in the Herald Journal, Utah Public Meeting Notice website and City 
website as required.  
 
Ms. Pollan advised that this request is only for a morning session (Monday-Friday) but would not 
preclude an afternoon session.  Ms. Pace said that she is planning on having up to 12 children. 
 
Commissioner Ortiz said he would like to see condition 3 amended to one non-resident employee 
“parking space” without limiting the number of employees.  He is supportive of a preschool, 
however, is concerned about traffic related to the roofing/construction business. 
 
Chairman Price asked if there was any latitude within a conditional use permit to address cross-
access issues with businesses at the same location. Mr. Carlston, the Assistant City Attorney, said 
one of the potentially negative impacts could be what else is happening on the property.  The 
Commission could include a condition of approval to address safety concerns without limiting the 
roofing business. 
 
Ms. Pollan explained that the roofing business will have to operate within the requirements of a 
home-based occupation; however, the Commission can recommend that the applicants coordinate 
so that there are not conflicting activities taking place on the property during preschool hours.  
 
Commissioner Butterfield recommended adding “shall be supervised” to condition of approval 4.  
Chairman Price said although he is not opposed to the suggestion, he questioned whether that 
would fully address the question because there will be patrons who will likely have to arrive early or 
late. He also pointed out that, in his personal impression, one of the most unsafe environments is 
vehicles pulling into and out of a driveway.  As the applicant has outlined, her desire is to keep 
traffic primarily along the street, which is appropriate, but there is the possibility of some cross 
traffic.  
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Commission Sinclair agreed, however, she said she is not sure it is within the Commission’s 
purview to handle, and asked about the State licensing requirements.  Ms. Pollan explained that it 
is dependent upon the number of children and the number of hours; however, there are general 
guidelines. 
 
Chairman Price pointed out that the Commission does not have the latitude to deny a conditional 
use permit if the proposal meets all the requirements, there can only be conditions of approval 
included to mitigate any negative impacts.  
 
MOTION: Commissioner Nielson moved to conditionally approve a Conditional Use Permit as 
outlined in PC 16-043 with the amended conditions of 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. The preschool shall not have more than sixteen (16) children occupying the home at one time 

for a morning session, Monday through Friday. 
3. The preschool may have up to one non-resident employee parking space. 
4. The proponent will coordinate drop-off and pick-up activities to be supervised, safe, and reduce 

the impact of traffic on the street as much as possible. Carpooling and walking will be 
encouraged. Occupancy will be coordinated with other home occupation activities on the site to 
provide for safety. 

5. The driveway shall be available for employee parking and for drop-off/pick-up traffic.  
6. The proponent shall comply with all State and local regulations and licenses regarding 

daycare/preschool centers (for up to 16 clients). 
7. 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. A hazard assessment should be done at this property for the safety of the water 

system and public. The landscape irrigation will need some type of high-hazard 
backflow protection and to be tested, if not completed already. 

  
FINDINGS FOR APPROVAL 
1. The project is compatible with surrounding land uses and zoning designations and, as 

conditioned, will not interfere with the use and enjoyment of adjoining properties.   
2. As conditioned, the street providing access to the subject property has adequate capacity for the 

proposed use and parking/drop-off/pick-up management will be provided and regulated.   
3. Other infrastructure to the subject property has adequate capacity, or suitable levels of service, 

for the proposed use.  
4. The project conforms to the requirements of Logan Municipal Code Title 17 as an identified 

conditional use. 
 
Moved: Commissioner Nielson    Seconded: Commissioner Ortiz    Passed: 5-0 
Yea:  D. Butterfield, T. Nielson, E. Ortiz, R. Price, S. Sinclair     Nay:     Abstain:  
 
PC 16-044 Milk Money Trucking [Design Review Permit] Troy Goodsell/Milk Money Trucking Inc., 
authorized agent/owner, request a 6,000 SF truck storage facility on 3.1 acres located at 1180 
West 600 North in the Commercial Services (CS) zone; TIN 05-062-0024. 
 
STAFF:  Mr. Holley reviewed the request for a new 6,000 SF metal building to be used as a truck 
storage facility. The property is 3.11 acres, but the project site only covers 0.90 acres near 600 
North. The building will be approximately 66’ x 90’ and will have seven (7) roll-up garage doors for 
truck access and parking. The proposal includes streetscape improvements along 600 North, 
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landscaping on the project site and a nine (9) stall parking lot. The relatively flat property currently 
sits vacant with only grasses and small vegetation cover. The 1200 West right-of-way is directly 
adjacent to the west and is currently completely unimproved. The Public Works Department has 
not indicated a timeline when 1200 West will be improved.  
 
PROPONENT:  Don Knighton, the project architect, explained that originally there were windows 
on the west elevation; however, because this is a storage facility, the owner requested that they be 
removed to help protect vehicles from UV rays and keep the trucks warm in the winter so that the 
diesel fuel does not gel. He asked that, based upon the location and the architectural breaks on the 
building, the Commission consider approval with 0% transparency on the west elevation. The 
addition of false windows would be quite expensive. The water flow from the current hydrant is 
deficient which means the building will be required to be sprinkled or a new water line added, 
which is an added cost that was not anticipated.   
 
 PUBLIC:  Tamra Skabelund Boccia owns the shed just west of the property. The road to the east 
has been a source of contention with previous owners. There is a chain link fence on 600 West 
which was recently surveyed. The property she owns ends at the end of the fence and the way the 
road is being proposed means the proponent would be using their access.  She is not angry or 
upset, this issue has just come to light and she wants to make sure there are good feelings to work 
together on access issues. She is also concerned about runoff if the property is built up. She asked 
about the hydrant concern.  Mr. Holley explained that the issue is related to water flow inside the 
pipe. Ms. Boccia is concerned about the cost. Chairman Price said this issue is outside the 
Commission’s purview and encouraged her to work with staff on specific areas of concern.  
 
COMMISSION:  Chairman Price was excused at 6:45 p.m.  Commissioner Butterfield was 
appointed as Chairman Pro Tem 
 
Mr. Holley pointed out the 33’ wide City right-of-way that runs north/south between the two 
properties. This proposal includes access exclusively off 600 North with no driveway access along 
the west side, which solves the access concerns expressed by Ms. Boccia. 
 
Mr. Holley advised that there is a state requirement for storm water to be retained onsite. This 
would be reviewed and approved during the building permit stage.  
 
Mr. Holley clarified for Commissioner Nielson that the 30% transparency requirement on the west 
side would require 600 SF of windows.  
 
Chairman Butterfield said based on the existing conditions, surroundings and landscaping plan, he 
would be in favor or removing the requirement for 30% transparency on the west side.  
 
Commissioner Nielson noted that the requirement of windows on the west facade could also create 
a safety issue.   
 
MOTION: Commissioner Sinclair moved to conditionally approve a Design Review Permit as 
outlined in PC 16-044 with the amended conditions of 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. The landscaping and open space shall comply with the Land Development Code and match 

the submitted landscaping plan. The plan shall include the following: 
a. Street trees along all adjacent streets provided every 30’ feet on center. 
b. Open and useable outdoor areas shall total a minimum of 7,840 SF.   
c. A total of 18 trees and 45 shrubs, perennials and grasses, shall be provided.  
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d. The landscaping area between the parking lot and 600 North shall consist of dense 
shrubs as per type “B” standards (LDC 17.39.070). 

3. The dumpsters shall be visually screened or buffered from 600 North by using landscaping 
shrubs and bushes or fences/walls (fences and walls are limited to 4’ tall in front yard). 

4. No outdoor storage is allowed with this permit. Outdoor storage requires a separate permit.  
5. Exterior lighting shall be concealed source, down-cast and reviewed and approved prior to 

the issuance of a building permit and shall comply with current LDC regulations. 
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  
i. Water meter must meet current City standards. 
ii. The water main must have a RPZ (ASSE 1013) installed and tested as it enters the building 

before any branch offs or connections, and be tested. 
iii. The landscape irrigation must have a high-hazard backflow assembly installed and tested. 
iv. If a fire suppression system is installed, the fire riser must have a minimum DC (ASSE1015) 

installed and tested. 
b. Engineering  

i. Some utility connections are by shared use with property to east. Coordinate utility 
connections with property owner and City during design review 

ii. Provide storm water retention for the 90% storm event per Logan City Design Standards.  
This site must implement Low Impact Design (LID) elements for storm water or document in 
design review why LID cannot be used on this site.  If LID not used indicated in design 
plans what measures are being taken to compensate for not implementing LID. 

iii. Complete curb, gutter, sidewalk, radius corner, piping, and park strip on 600 North.  
Landscape 1200 West, but street improvements not required at this time. 

iv. Provide water shares for increased demand on City water rights. 
c. City Forester   

i. Street trees required in park strip every 30’, to be installed or maintained by developer.  
Coordinate species and location with the Forester and provide information on 
landscaping plan submitted with building permit. 

 

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

enjoyment of adjacent properties because of building design, materials, landscaping, and 
setbacks.  

2. The project conforms to the requirements of Title 17 of the Logan Municipal Code. 
3. The project provides adequate open and useable outdoor space in conformance with Title 17. 
4. The project provides adequate off-street parking.  
5. The project meets the goals and objectives of the CS designation within the Logan General Plan 

by providing services near high-capacity roadways and is designed in way for easy circulation of 
both pedestrian and vehicles.   

6. The project complies with maximum height, density and building design standards and is in 
conformance with Title 17.  

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

 
Moved: Commissioner Sinclair    Seconded: Commissioner Ortiz    Passed: 4-0 
Yea:  D. Butterfield, T. Nielson, E. Ortiz, S. Sinclair     Nay:     Abstain:  
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PC 16-045 Little Wonders – West [Conditional Use Permit]  Michael J. Arambel/The Family 
Place, authorized agent/owner, request to use the existing building as a childcare/preschool 
accommodating approximately 90 children located at 380 West 1400 North in the Community 
Commercial (CC) zone; TIN 05-041-0042. 
 
STAFF:  Mr. Holley reviewed the request for a commercial daycare for more than 17 clients. The 
Land Development Code (LDC) conditionally allows commercial daycares in the Community 
Commercial (CC) zone.  LDC §17.49 describes the purpose of conditional use permits as providing 
a system for discretionary consideration of applications in order to preserve neighborhood 
character and protect public health, safety and welfare. Conditional land uses are typically unique 
and may have varying impacts depending on location, size, functionality, surrounding 
environments and other possible associated characteristics.   
 
The State Health Department and Logan City Fire Department have minimum space requirements 
for each child in a daycare setting. The State Health Department has a number of other provisions 
for licensing daycares, such as maintenance, outdoor spaces, personnel, and health.  The 
Commission is specifically reviewing the impact of a commercial daycare use in relation with the 
surrounding neighborhood.   
 
PROPONENT:  Amidee Arellano, the current director of the north campus and future director of the 
west campus, said that Bridger Elementary begins at 8:10 a.m. and she does not anticipate much 
traffic that will interfere with school crossing intersection on 1400 North 400 West.   
 
Commissioner Ortiz asked how long it takes for drop-off and pick-up of children.  Ms. Arellano 
explained that it typically takes about 5 minutes to park and take the child inside the facility.  They 
use a secure fingerprint ticket system.  Based on information from the two other locations there 
could be about 33 clients within an hour. 
 
 PUBLIC:  None 
 
COMMISSION:  Commissioner Nielson said this is a good project for this facility and location and 
is why this area was recently rezoned to Community Commercial.   
 
Commissioner Ortiz noted that parking and traffic concerns seem to be a trend and the City will 
need to continue to address these concerns.  
 
MOTION: Commissioner Sinclair moved to conditionally approve a Conditional Use Permit as 
outlined in PC 16-045 with the conditions of approval as listed below. Commissioner Nielson 
seconded the motion.  
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. The number of clients in the daycare shall be limited to state law that requires a certain number 

of employees per client and a certain amount of building space per client. 
3. Drop-off and pick-up shall solely occur in the semi-circle driveway on the west side of the 

building and in the parking lot north of the building. A minimum of two (2) parking stalls on the 
north parking lot shall be dedicated to pick-up and drop-off.  

4. At the beginning and conclusion of Bridgerland Elementary school during school crossing times 
at the intersection of 1400 North and 400 West, daycare clients trying to access the building 
should be instructed to avoid the school crossing by using the north parking lot or west drop-off 
depending on the direction the client is coming from.  

5. During 6:00 - 7:00 a.m. the activities of the daycare shall be limited to indoor areas only.  
6. Pick-up and drop off areas shall comply with the adopted Logan City anti-idling ordinance.  
7. Employees shall parking in the parking lot north of the building. 
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8. Any new exterior lighting shall be reviewed and approved prior to installation.  
9. Future changes to the site or any additions to the building will require review and approval, and 

may require additional permitting.  
10. New signage and fencing shall obtain and a separate permit prior to installation.  

  
FINDINGS FOR APPROVAL 
1. The project, as conditioned, is compatible with surrounding land uses and zoning designations 

and will not interfere with the use and enjoyment of adjoining properties.   
2. As conditioned, the street providing to the subject property has adequate capacity for the 

proposed use and parking/drop-off/pick-up management will be provided and regulated.   
3. Other infrastructure to the subject property has adequate capacity, or suitable levels of service, 

for the proposed use. 
 
Moved: Commissioner Sinclair  Seconded: Commissioner Nielson     Passed: 4-0 
Yea:  D. Butterfield, T. Nielson, E. Ortiz, S. Sinclair     Nay:     Abstain:  
 
PC 16-046 Neighborhood NR-4 Rezone Project [Zone Change] Logan City requests to rezone 
residential properties from NR-6 to NR-4 in a number of developed and undeveloped areas that 
are more conducive to the NR-4 zoning designation. This rezone includes approximately 80 acres 
in the Hillcrest neighborhood, approximately 480 acres in the Wilson neighborhood and 
approximately 190 acres in the Woodruff neighborhood. 
 
STAFF:  Mr. Holley reviewed the request to rezone over 700 acres in the Hillcrest, Wilson and 
Woodruff neighborhoods from the current zoning of Traditional Neighborhood Residential (NR-6) to 
Suburban Neighborhood Residential (NR-4). These areas are typically developed in a manner that 
better reflect the NR-4 zoning regulations, or are areas that have not been developed and the NR-
4 zoning regulations would result in a more compatible development pattern.  
 
The Land Development Code §17.12-15 describes Neighborhood Residential (NR) zones being 
neighborhoods appropriate for single-family homes, schools, parks and religious institutions. The 
NR-6 zone allows homes to be built at a maximum of six (6) homes per acre of land with a 
minimum lot size of 6,000 SF. The NR-4 zone allows for homes to be built at a maximum of four (4) 
homes per acre of land and a minimum lot size of 10,000 SF. Other than the density differences, 
the zoning districts are very similar in land uses allowed and overall development requirements.  
 
Based on recent neighborhood planning and feedback efforts, staff has received numerous 
requests to change some the few remaining open parcels in these areas and to review the existing 
lower-density neighborhoods and assign a zone that best reflects the existing densities. 
 
 PUBLIC:  Eldon Peterson lives in the Equestrian Estates development, which is the only one in 
the City that has 2/3 and 1-acre lots and open fields.  He would like to see it go back to the original 
R-2-A zone (agricultural); however, NR-4 is a good choice for the neighborhood. 
 
Abhay Baji said the public notice was not very clear. The reason for the change is not apparent.  
He asked how the change would impact property values.  He has talked with many residents in his 
neighborhood who think there will be low-income apartments.  This public notice was “out of the 
blue” and he has been told that this “has already been approved” and questioned if there was 
“some hidden agenda that we the people do not know about”.  He is opposed to the change 
because it will affect the entire neighborhood.  The City has not given the right reason and seems 
to be “hiding something”.  This type of trend leads to major problems in the future.  The City needs 
to explain why they are doing this.  He spoke three years ago against piping the canal, now all the 
natural canals in the valley have been destroyed.  
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Mr. Carlston explained that this is a legislative action; the Planning Commission will be making a 
recommendation to the Municipal Council (elected officials representing the citizens of Logan) for a 
decision.  Chairman Butterfield agreed and pointed out that this is not a “decided” issue, this is the 
first step in the process.  
 
Mr. Holley apologized if the public notice seemed confusing. The motive for this rezone is quite 
simple, the General Plan outlines the fact that the City needs to grow in a more compact and 
efficient manner.  There have been efforts to grow more compactly, which is one reason for the 
NR-6 zone. Over the last several years there has been a lot of loud feedback from the community 
that there is a need for larger lots; this is a proactive downzone in response to those concerns. 
 
Chairman Butterfield noted that the City is very transparent and this meeting is part of the process 
to review the proposal and receive public input. Some previous (and very contentious) meetings 
have led to this proposal; the City is listening to the concerns of residents and are trying to make 
appropriate changes. 
 
Tom Proffitt lives in Wilson area and is looking at this issue as a responsibility for open space; 
there is one chance to develop property. Logan is anticipating an increase in population and it 
seems irresponsible not to maximize available open space and develop it more efficiently. Larger 
lots are not necessary and require more maintenance.  He recommended denial of the proposal. 
 
Eric Watterson, speaking for the Watterson family who own property on the south end of the City, 
said they are in opposition to the rezone to NR-4 because it creates an economic barrier for the 
land they own if they decide to develop the property. NR-6 does not prohibit large lots; however 
NR-4 inhibits the ability to develop that area in a compact way.  It also creates disparity with the 
adjacent property which is NR-6; the property in Providence was recently rezoned to the equivalent 
of NR-6.  He recommended that the area his family owns remain in the NR-6 zone. 
 
Keith Checketts was concerned why the changes are being made.  He lives in the Hillcrest area 
and questioned why the lots to the east of where he lives were not included in this proposal.  The 
map that was mailed out with the public notification seemed to show that the Mixed Residential 
area in Hillcrest was included in the downzone. Mr. Holley explained that the colors on the map 
that was copied and mailed were not as distinguishable as the original. Mr. Checketts said he is in 
favor of the NR-4 designation as proposed; however, he is also in favor of taking out that Mixed 
Residential section in the Hillcrest area. 
 
Lisa Hopkins, representing the Logan City School District Board of Education, read a letter that 
was distributed to the Commission, acknowledging the value of promoting community structures 
that encourage families to develop lasting roots in a community, neighborhood and school; 
recognizing the benefits of having a student population that includes ethnic, linguistic and 
economic diversity; and demonstrating correlation between Logan City zoning laws, family 
economic status and student mobility within the district.  Families frequently moving in and out of 
the district create numerous challenges for Logan schools, including meeting the individual needs 
of all students.  Non-owner occupied dwellings, medium and high-density dwellings, and lot sizes 
not conducive to single-family dwellings contribute to high neighborhood mobility.  The Board of 
Education supports efforts to provide stable, diverse housing options for families; including 
rehabilitation of existing transient neighborhoods and creating zoning for future neighborhood 
developments that will help promote long-term community consistency.  This proposal will help 
provide lots that will provide for more family stability. 
 
Michael Purbaugh lives in the Cliffside area and is trying to understand the reason for the rezone.  
The area where he lives is already developed and people in that area are aging and are concerned 
about what the change will do to property valuation and the tax base.  
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Chairman Butterfield said he does not see this change affecting any existing home values, if 
anything, leaving it higher-density might create lower evaluations, however, the Commission 
cannot provide definitive answers to these questions. Mr. Holley said taxation is based on the 
market; both NR-4 and NR-6 are neighborhood residential zoning districts.  
 
Kae Lynn Beecher explained that her family owns 60+ acres along 600 South, which are all fields.  
There have been several subdivisions proposed in this area over years, most of them wanted to 
put in small starter homes.  She is happy about the NR-4 downzone, which will provide a more 
stable and healthier neighborhood and is supportive of this proposal.  
 
Robert Hale lives in the Hillcrest area; he was excited because he thought the MR-20 zone in the 
Hillcrest area was being downzoned. After clarification that this area is not included in this proposal 
he said he would like to see it included in the change to NR-4. 
 
Jim Robinson lives in the Hillcrest area and said he was also disappointed to learn that the MR-20 
area would not be included in this downzone.  In reference to some of the distrust from citizens, he 
explained that years ago the gravel pit area was rezoned from single-family residential to mixed 
use without any public input (including the property owner).  There has been a history of this 
happening across the City and catching people by surprise.  He asked about the Bernston project.  
Mr. Holly explained that the subdivision was approved for 76 lots (which fits within the NR-4 zone 
based on density, there are a few lots just less than 10,000 SF). 
 
Kenneth Brooks from the Woodruff area asked why the area around 1360 West is being included 
in this proposal as there are no vacant lots. When a change from NR-6 to NR-4 is made, the lots 
have to be ¼ acre which will make it harder to afford and more difficult for low-income residents to 
be able to purchase homes and move out of apartments.  
 
COMMISSION:  Commissioner Ortiz and Chairman Butterfield declared that they live within one of 
the affected areas but neither has any financial gain or loss associated with the proposed rezone. 
Mr. Carlston said it was appropriate for them to participate in the discussion and recommendation 
without a conflict of interest. 
 
Chairman Butterfield said he does not understand the reasons behind the proposed downzone.  
Mr. Holley explained that it is legislatively driven; there are a few areas that have vacant or open 
land.  This rezone does not impact existing homes; it would only affect future development.  
The NR-4 zone is appropriate for larger lots to accommodate larger homes. The NR-4 zone allows 
4 units per acre with a 10,000 SF minimum lot size. The NR-6 zone allows 6 units per acre with a 
6,000 SF minimum lot size.  
 
Commissioner Ortiz asked if this downzone would have any tax consequences.  Mr. Holley said it 
should not have any impact on the appraisal of existing homes.  Both the NR-4 and NR-6 zones 
are Neighborhood Residential areas. 
 
Mr. Holley explained that the City used to have R-1, R-2 and R-3 zones. R-1 was the only true 
single-family zone.  When the NR-system was developed, NR-6 was the closest to the R-1 zone, 
therefore, by default, everything that was R-1 became NR-6.  This proposal is now taking a closer 
look at specific areas that may be better served as NR-4. 
 
Commissioner Nielson said he was concerned about how the boundary lines were determined (not 
saying they are right or wrong). The Hillcrest area seems simple.  He is familiar with the Wilson 
area and there are quite a few large properties and he can see the potential for some of that being 
sold and a smaller lot subdivision being put in. He questioned whether it might make sense to 
expand the current proposed area(s).  Mr. Holley explained that individual lot sizes were 
considered within the GIS program and the boundary lines that are being proposed.   
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Commissioner Sinclair said much of the concern seems to be due to the fact that the change was 
not explained clearly.  With everything that has happened in the Bernston area, this can be quite a 
contentious issue.  Questions such as how big lots should be and how dense areas should be are 
difficult issues.  Her personal opinion is that this proposal is a good thing. 
 
Commissioner Ortiz agreed with some of the public comments, such as low-income families being 
able to afford homes in an NR-4 zone.  There so many particular situations that this large area 
makes him uncomfortable.  He asked about projects that have been planned within the NR-6 zone 
and how they will be affected by this change and how property values of open spaces will be 
impacted.   
 
Chairman Butterfield agreed that the public notice could have been clearer.  He is not convinced 
that this downzone is automatically a good thing, many residents are convinced otherwise, 
however, larger lots do not necessarily equate to more stability.  He has lived in an NR-6 zone for 
many years that has served the community well and is one of the more stable areas in Logan.   
Affordability is an issue; the price of homes is continuing to dramatically climb.  Many residents in 
Cache Valley have lower than average incomes and the City does not have much room to develop.  
His vote will likely be against a recommendation for approval.  
 
Commissioner Nielson said that he can see good points on both sides.  There may be some areas 
that may or may not be appropriate for this downzone.  He believes this proposal is good and if 
there are unique situations where it would be more advantageous to have NR-6 rather than NR-4, 
those could be reviewed specifically. He reminded residents that this is only legislative discussion, 
at this point, after the Commission’s recommendation will be forwarded to the Municipal Council for 
a decision. 
 
Commission Ortiz said although there are enough members to constitute a quorum, there are three 
Commission members absent and because this is a very important decision, he recommended 
continuing the discussion. Commissioner Sinclair agreed. 
 
Mr. Carlston said there is an option to continue the discussion. Mr. Holley advised that if there are 
specific issues the Commission would like the staff to research, they are happy to do so.  
Commissioner Sinclair suggested a list of pros/cons. 
 
MOTION: Commissioner Sinclair moved to continue discussion of PC 16-046 to the November 10, 
2016 meeting. Commissioner Nielson seconded the motion.  
 
Moved: Commissioner Sinclair   Seconded: Commissioner Nielson     Passed: 4-0 
Yea:  D. Butterfield, T. Nielson, E. Ortiz, S. Sinclair     Nay:      Abstain:  
 
 WORKSHOP ITEMS for November 10, 2016   

� PC 16-047 LDC Amendment - 17.36 Ground Utilities 
� PC 16-048 LDC Amendment - 17.14 Building Orientation Standards 
� PC 16-049 LDC Amendment - 17.31, 17.50 & 17.62 Above 4,850’ MSL 
� PC 16-050 Park Avenue Senior Living [Design Review Permit] 

 
Meeting adjourned at 8:16 p.m. 
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Minutes approved as written and digitally recorded for the Logan City Planning Commission 
meeting of October 27, 2016. 
 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     Russ Price 
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Russ Holley      Amber Pollan 
Senior Planner      Senior Planner  
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